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DISCLOSURE STATEMENT 
Real Estate Development Marketing Act British Columbia 

of 
HARMONY 

Richmond, British Columbia 

Date of Disclosure Statement:  March 26, 2013 

Developer: Granville Avenue Limited Partnership and 
0938938 B.C. Ltd. 

Address for service: c/o Lawson Lundell LLP  
1600 Cathedral Place 
925 West Georgia Street 
Vancouver, British Columbia V6C 3L2 

Business address: 120-13575 Commerce Parkway 
Richmond, British Columbia V6V 2L1 

Agent for the Developer: The Developer initially intends to use its own employees 
(the “Marketing Employees”) to market the Strata Lots within the 
Development to which this Disclosure Statement relates, but may 
utilize the services of a real estate agent for all or some of the Strata 
Lots in the future.  The Marketing Employees who market the Strata 
Lots on behalf of the Developer may not be licensed under the Real 
Estate Services Act (British Columbia) and are not acting on behalf 
of the purchasers. 
 
The Developer reserves the right to appoint additional or 
replacement agents or subagents. 

This Disclosure Statement relates to a development property that is not yet completed. Please refer to 
Section 7.2 for information on the purchase agreement. That information has been drawn to the 
attention of _________________________ [insert purchaser’s name], who has confirmed that fact by 
initialling in the space provided here: 

Disclaimer 

This Disclosure Statement has been filed with the Superintendent of Real Estate, but neither the 
Superintendent, nor any other authority of the government of the Province of British Columbia, has 
determined the merits of any statement contained in the Disclosure Statement, or whether the 
Disclosure Statement contains a misrepresentation or otherwise fails to comply with the requirements 
of the Real Estate Development Marketing Act. It is the responsibility of the developer to disclose 
plainly all material facts, without misrepresentation. 

 

 Purchaser 
   

 Initials 
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NOTICE 

 

RIGHT OF RESCISSION 

Under Section 21 of the Real Estate Development Marketing Act, the purchaser or lessee of a 
development unit may rescind (cancel) the contract of purchase and sale or contract to lease by 
serving written notice on the developer or the developer’s brokerage, within 7 days after the later of 
the date the contract was entered into or the date the purchaser or lessee received a copy of this 
Disclosure Statement. 

A purchaser may serve a notice of rescission by delivering a signed copy of the notice in person or 
by registered mail to 

(a) the developer at the address shown in the disclosure statement received by the 
purchaser, 

(b) the developer at the address shown in the purchaser’s purchase agreement, 

(c) the developer’s brokerage, if any, at the address shown in the disclosure statement 
received by the purchaser, or 

(d) the developer’s brokerage, if any, at the address shown in the purchaser’s purchase 
agreement. 

The Developer must promptly place purchasers’ deposits with a brokerage, lawyer or notary public 
who must place the deposits in a trust account in a savings institution in British Columbia.  If a 
purchaser rescinds his/her/its purchase agreement in accordance with the Act and regulations, the 
Developer or the Developer’s trustee must promptly return the deposit to the purchaser. 
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OFFERING MADE UNDER POLICY STATEMENT 5 
STRATA LOTS – DEVELOPMENT APPROVALS 

This development is being marketed pursuant to Policy Statement #5 issued by the Superintendent of Real Estate. 

Under Section 10 of the Real Estate Development Marketing Act (British Columbia) (the “Act”), a developer may 
market a development unit if the developer has obtained both approval in principle to construct the development unit 
from the appropriate municipal or other government authority and the Superintendent’s permission to begin 
marketing.  Pursuant to Policy Statement #5, the Superintendent considers the issuance of a development permit, or 
written confirmation from the appropriate municipal or other government authority that the development permit will 
be issued if certain conditions within the control of the developer are met, to be satisfactory evidence that the 
creation of the proposed units has been approved in principle.  If a development is marketed pursuant to Policy 
Statement #5, the Superintendent requires the following provisions to be set out in bold in the Disclosure Statement: 

(a) The estimated date, as disclosed in the Disclosure Statement, for the issuance of a building permit, is 
9 months or less from the date the developer filed the Disclosure Statement with the Superintendent; 

(b) The Developer markets the proposed development units under the Disclosure Statement for a period 
of no more than 9 months from the date the Disclosure Statement was filed with the Superintendent, unless 
an amendment to the Disclosure Statement that sets out particulars of the issued building permit is filed with 
the Superintendent during that period.  The developer must also either: 

(i)  prior to the expiry of the 9 month period, file with the superintendent an amendment to the 
Disclosure Statement that sets out particulars of the issued building permit; or 

(ii)  upon the expiry of the 9 month period, immediately cease marketing the development and 
confirm in a written undertaking to the superintendent that all marketing of the development 
has ceased and will not resume until after the necessary amendment has been filed, failing 
which a cease marketing or other order may be issued by the superintendent to the developer 
without further notice. 

Additionally, the developer must provide written notice without delay to the superintendent if, during the 9 
month period, all units in the development property being marketed under this Policy Statement are sold or 
the developer has decided not to proceed with the development. 

(c) Any purchase agreement used by the Developer, with respect to any development unit offered for 
sale or lease before the purchaser’s receipt of an amendment to the Disclosure Statement that sets out 
particulars of the issued building permit, contains the following provisions: 

(i) The purchaser may cancel the purchase agreement for a period of seven days after receipt of 
an amendment to the Disclosure Statement that sets out particulars of the issued building 
permit if the layout or size of the applicable development unit, the construction of a major 
common facility, including a recreation center or clubhouse, or the general layout of the 
development, is materially changed by the issuance of the building permit; 

 (ii) If an amendment to the Disclosure Statement that sets out particulars of an issued building 
permit is not received by the purchaser within 12 months after the initial disclosure 
statement was filed, the purchaser may at his or her option cancel the purchase agreement at 
any time after the end of that 12 month period until the required amendment is received by 
the purchaser, at which time the purchaser may cancel the purchase agreement for a period 
of seven days after receipt of that amendment only if the layout or size of the applicable 
development unit, the construction of a major common facility, including a recreation center 
or clubhouse, or the general layout of the development, is materially changed by the issuance 
of the building permit; 

 (iii) The amount of the deposit to be paid by a purchaser who has not yet received an amendment 
to the Disclosure Statement that sets out particulars of an issued building permit is no more 
than 10% of the purchase price; and 

 (iv) All deposits paid by a purchaser, including interest earned if applicable, will be returned 
promptly to the purchaser upon notice of cancellation from the purchaser.   
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OFFERING MADE UNDER POLICY STATEMENT 6 
SALE OF STRATA LOTS PRIOR TO OBTAINING FINANCING 

This development is being marketed pursuant to Policy Statement #6 issued by the Superintendent. 

Under Section 12 of the Act, a developer must not market a development unless the developer has made adequate 
arrangements to ensure payment of the cost of utilities and other services associated with the development unit.  
Pursuant to Policy Statement #6, the Superintendent will permit a developer to market development units if the 
developer has obtained a conditional financing commitment.  If a development is marketed pursuant to Policy 
Statement #6, the Superintendent requires the following provisions to be set out in bold in the Disclosure Statement: 

(a) The estimated date for obtaining a satisfactory financing commitment, as disclosed in the 
disclosure statement, is 9 months or less from the date the developer filed the disclosure 
statement with the superintendent; 

(b) The developer markets the proposed development units under the disclosure statement for a 
period of no more than 9 months from the date the disclosure statement was filed with the 
superintendent, unless an amendment to the disclosure statement that sets out particulars of 
a satisfactory financing commitment is filed with the superintendent during that period. The 
developer must also either: 

(i) prior to the expiry of the 9 month period, file with the superintendent an amendment to the 
disclosure statement that sets out particulars of a satisfactory financing commitment; or 

(ii) upon the expiry of the 9 month period, immediately cease marketing the development 
and confirm in a written undertaking to the superintendent that all marketing of the 
development has ceased and will not resume until after the necessary amendment has 
been filed, failing which a cease marketing or other order may be issued by the 
superintendent to the developer without further notice. 

Additionally, the developer must provide written notice without delay to the superintendent if, 
during the 9 month period, all units in the development property being marketed under this 
Policy Statement are sold or the Developer has decided not to proceed with the development. 

(c) Any purchase agreement used by the developer, with respect to any development unit 
offered for sale or lease before the purchaser’s receipt of an amendment to the disclosure 
statement that sets out particulars of a satisfactory financing commitment, contains the 
following terms: 

(i) If an amendment to the disclosure statement that sets out particulars of a satisfactory 
financing commitment is not received by the purchaser within 12 months after the initial 
disclosure statement was filed, the purchaser may at his or her option cancel the 
purchase agreement at any time after the end of that 12-month period until the required 
amendment is received by the purchaser; 

(ii) The amount of the deposit to be paid by a purchaser who has not yet received an 
amendment to the disclosure statement that sets out particulars of a satisfactory 
financing commitment is no more than 10% of the purchase price; and 

(iii) All deposits paid by a purchaser, including interest earned if applicable, will be returned 
promptly. 
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Development .................................. 2.1 
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1. THE DEVELOPER 

1.1 Jurisdiction and Origin 

The Developer is Granville Avenue Limited Partnership (the “Beneficial Owner”) and 0938938 
B.C. Ltd. (the “Nominee” together with the Beneficial Owner, the “Developer”).  The Beneficial 
Owner is a limited partnership formed pursuant to the laws of the Province of British Columbia 
on March 14, 2013 under registration number LP0603365.  The general partner of the Beneficial 
Owner is Granville Avenue GP Inc. (the “General Partner”).  The General Partner is a company 
incorporated under the laws of the Province of British Columbia on January 9, 2013 under 
incorporation number BC0959677.  The Nominee is a company incorporated under the laws of 
the Province of British Columbia on April 25, 2012 under incorporation number BC0938938. 

1.2 Purpose and Assets 

The Developer was formed specifically for the purpose of developing and marketing the Strata 
Lots and does not own any assets other than its interest in the Lands. 

1.3 Registered and Records Office Address  

The registered and records office of the Nominee, the General Partner and the Beneficial Owner 
is as follows: 

19th Floor 
885 West Georgia Street 
Vancouver, BC V6C 3H4 

1.4 Directors 

The directors of the Nominee are Richard Ilich and Benjamin Yeung. 

The directors of the General Partner are Richard Ilich and Benjamin Yeung. 

1.5 Developer’s Background 

(a) Previous Development Experience 

The directors and officers of the entities comprising the Developer, being the General 
Partner and the Nominee, are as follows: 

 

Name and Position 
Held with Developer 

Years of experience 
in the development 

industry 

Previous Development Experience 

Richard Ilich, 
Director, President 
and Secretary of the 
Nominee, and 

Over 30 years Richard Ilich is the principal of a 
corporate organization known as “The 
Townline Group of Companies” 
(the “Townline Group”).  The Townline 
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Director and 
Secretary of the 
General Partner  

 

Group is a real estate development group 
focused primarily in the Lower Mainland 
and Vancouver Island in British 
Columbia.  Through his involvement in 
the Townline Group, Richard has over 
thirty (30) years of development 
experience and the Townline Group has 
constructed more than one thousand 
(1,000) single and multi-family homes 
since 1980.  To date, Richard Ilich’s 
commercial development endeavours 
include over one million (1,000,000) 
square feet of retail and office space 
throughout the Lower Mainland.  
Richard Ilich has also been involved in 
several heritage restoration projects in 
downtown Vancouver and Victoria. 

Benjamin Yeung, 
Director of the 
Nominee, and 
Director and 
President of the 
General Partner of the 
Beneficial Owner 

Over 24 years Benjamin Yeung is the principal of a 
corporate organization known as 
Peterson Group. Peterson Group is a real 
estate investment, development and 
property management company with 
assets in Canada and the United States of 
America. Through his involvement in 
Peterson Group, Benjamin has over 24 
years of development experience and 
Peterson Group has been involved in the 
acquisition, financing, development, re-
development and management of over 
Ten Million One Hundred Thousand 
(10,100,000) square feet of large mixed-
use developments, office buildings, 
shopping centers and residential 
communities, including major 
development projects such as Shangri-La 
Vancouver, Shangri-La Toronto, 
Woodward’s Building Vancouver, 
Fairmont Pacific Rim Vancouver, 700 
West 8th Avenue Vancouver, 111 
Dunsmir Street  Vancouver, 1138 
Melville Street Vancouver, Carmana 
Plaza Vancouver and Orca Place 
Vancouver. 

The Developer, being both the Beneficial Owner and the Nominee, are newly formed and 
incorporated, as applicable, and were created specifically for the purposes of the 
Development described in this Disclosure Statement. 
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(b) Regulatory Proceedings 

To the best of the Developer’s knowledge, neither the Developer, nor any principal 
holder of the Developer, nor any director or officer of the Developer or the Developer’s 
principal holder, within the ten (10) years immediately preceding the date of the 
Developer’s declaration attached to this Disclosure Statement, have been subject to any 
penalties or sanctions imposed by a court or regulatory authority, relating to the sale, 
lease, promotion, or management of real estate or securities, or to lending money secured 
by a mortgage of land, or to arranging, administering or dealing in mortgages of land, or 
to theft or fraud. 

(c) Bankruptcy 

To the best of the Developer’s knowledge, neither of the Developer, nor any principal 
holder of the Developer or any director or officer of the Developer or the Developer’s 
principal holders, within the five (5) years before the date of the Developer’s declaration 
attached to this Disclosure Statement, was declared bankrupt or made a voluntary 
assignment in bankruptcy, made a proposal under any legislation relating to bankruptcy 
or insolvency or has been subject to or instituted any proceedings, arrangement, or 
compromise with creditors or had a receiver, receiver manager or trustee appointed to 
hold the assets of that person.   

(d) Developer’s Knowledge of Penalties, Sanctions or Insolvency 

To the best of the Developer’s knowledge, no director, officer or principal holder of the 
Developer, or any director or officer of the principal holder of the Developer, within the 
five (5) years prior to the date of the Developer’s declaration attached to this Disclosure 
Statement, has been a director, officer or principal holder of any other developer that, 
while that person was acting in that capacity: 

(i) was subject to any penalties or sanctions imposed by a court or regulatory 
authority relating to the sale, lease, promotion, or management of real estate or 
securities, or to lending money secured by a mortgage of land, or to arranging, 
administering or dealing in mortgages of land, or to theft or fraud; or  

(ii) was declared bankrupt or made a voluntary assignment in bankruptcy, made a 
proposal under any legislation relating to bankruptcy or insolvency or been 
subject to or instituted any proceedings, arrangement or compromise with 
creditors or had a receiver, receiver manager or trustee appointed to hold its 
assets. 

1.6 Conflicts of Interest 

There are no existing or potential conflicts of interest among the Developer, proposed strata 
manager, any directors, officers and principal holders of the Developer and proposed strata 
manager, any directors and officers of the principal holders, and any person providing goods or 
services to the Developer, the proposed strata manager or holders of the Strata Lots in connection 
with the Development which could reasonably be expected to affect the purchaser’s purchase 
decision, except: (i) the Residential Parking Stalls and the Bicycle Storage Lockers / Spaces  in 
the Development may be leased by the Developer to the Tenant being a company that is or will be 
affiliated with the Developer; and (ii) the strata manager for the Development may be a company 
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affiliated with the Developer.  The Developer, in its sole discretion, may cause the Tenant to 
assign the Tenant’s interest in any available Residential Parking Stalls or Bicycle Storage Lockers 
/ Spaces to the owners or occupants of the Strata Lots, as more particularly described in 
Section 3.6.  In addition, the Developer or the Tenant, as the case may be, reserves the right to 
cause the Tenant to rent any Residential Parking Stalls not assigned to owners or occupants of the 
Strata Lots to the visitors of the owners or occupants of the Strata Lots or other members of the 
public on an hourly, daily or monthly basis, or to assign to any such person the Tenant’s interest 
in any particular  Residential Parking Stall without compensation to the owners of the Strata Lots 
or the Strata Corporation. 

2. GENERAL DESCRIPTION 

2.1 General Description of the Development 

(a) Overall Description 

The development, known or to be known as “Harmony” (the “Development”), is to be 
constructed on the lands which are or will be municipally described as 8288 Granville 
Avenue, in the City of Richmond, British Columbia (the “City”).  The municipal address 
of the Development may be amended by the City during the course of completion of the 
Development. 

The Development Parcel will be subdivided by the Final Strata Plan to create the Strata 
Lots.  The legal description of the Development will be Strata Lots 1 to 126 inclusive of a 
proposed strata plan subdivision of the Development Parcel. 

(b) General 

The Development, subject to subsection 2.1(c) below, will consist of 126 Strata Lots 
(collectively, the “Strata Lots” and individually a “Strata Lot”) within the Development 
approximately as shown on the preliminary strata plan for the Development attached as 
Exhibit “B” to this Disclosure Statement (the “Preliminary Strata Plan”).  All of the 
Strata Lots will be located within a single residential tower to be situated over a two (2) 
level podium and above-ground concrete parking facility.  The Development will front on 
Granville Avenue and will be a sixteen (16) story building.  All of the Strata Lots will be 
located within floors numbered L3 through L19 of the Development (however there will 
be no floors numbered L4, L13 or L14 in the Development).  All 126 of the Strata Lots 
within the Development are being marketed under this Disclosure Statement. 

Prior to filing a strata plan (the “Final Strata Plan”) to create the individual Strata Lots 
and Common Property comprising the Development to which this Disclosure Statement 
applies, the Developer intends to file a subdivision plan (the “Subdivision Plan”) a 
proposed copy of which is  attached hereto as Exhibit “A”.  The Subdivision Plan will 
subdivide the Lands to form the site of the Development (the “Development Parcel”).  
The Development Parcel will then be subdivided by the Final Strata Plan, based on the 
Preliminary Strata Plan.   

Subject to the encumbrances set out in Section 4.3 (Existing Encumbrances and Legal 
Notations) and Section 4.4 (Proposed Encumbrances) the owners (the “Owners”) of the 
Strata Lots will each be entitled to a proportionate share of the common property of the 
Development (the “Common Property”), including the common facilities and other 
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assets of the strata corporation (the “Strata Corporation”) to be created upon the deposit 
of the Final Strata Plan in the Lower Mainland Land Title Office (the “Land Title 
Office”), which the Owners will own as tenants-in-common.   

The Development will contain at least two (2) elevators (the “Residential Elevators”) 
for the exclusive use of residents, tenants, and invitees of the Strata Lots as well as a 
lobby (the “Residential Lobby”) providing access to each of the Residential Elevators. 

(c) Size of Strata Lots 

The proposed layout of the Development, the approximate dimensions, lot lines and 
locations of the proposed Strata Lots are shown on the Preliminary Strata Plan.  The 
dimensions, areas, lot lines and locations of the Strata Lots shown on the Preliminary 
Strata Plan, and in any sales brochures or other marketing materials, are provided for 
information purposes only, and are not represented as being the actual final areas, lot 
lines, dimensions or locations of the Strata Lots.   

Where the Strata Lot is bound by: 

(i) an exterior wall, the Strata Lot boundary shall be measured at the exterior 
surfaces of the structural portion of exterior building walls, or to centre line of 
glass where the exterior wall is predominantly glass; 

(ii) interior common property, being the corridor and any associated electrical, 
mechanical, and ventilation enclosures, the Strata Lot boundary shall be 
measured at the common property side of the structural walls; 

(iii) interior common property bounded by a concrete building core wall, being the 
elevators and stairs, the Strata Lot boundary shall be measured from the Strata 
Lot side of the concrete building core wall 0.15 metres towards the common 
property; or 

(iv) any undefined wall type, the Strata Lot boundary shall be measured at the centre-
line of the structural portion of walls.   

The Developer reserves the right to facilitate the overall Development and, provided the 
contractual rights of any purchaser to a particular Strata Lot are not materially affected, to 
amend the lot lines of the Strata Lots and also reserves the right to amend the size, 
number and type of units for the Development, to combine two (2) or more Strata Lots 
into a single Strata Lot, to subdivide single Strata Lots into two (2) or more Strata Lots, 
to renumber the Strata Lots or to renumber the unit numbers assigned to the Strata Lots, 
to add or remove one or more floors to the Development, and to amend the size of any 
Limited Common Property and Common Property prior to filing the Final Strata Plan. 

Notwithstanding any marketing materials or any other document that makes reference to 
the Development, the Developer reserves the right to make modifications to the features, 
design, and appearance of the Development in the Developer’s sole discretion.  Without 
limiting the generality of the foregoing, the Developer reserves the right to make 
modifications, in its sole discretion, to the exterior design, façade, and color of the 
Development and the interior layout and interior design and to change, in its sole 
discretion, the materials used in the exterior and interior of the Development. 
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2.2 Permitted Use 

The zoning applicable to the Lands is, as of the date of this Disclosure Statement, Highrise 
Apartment (ZHR13) – St Albans (City Centre) under the Richmond Zoning Bylaw 8500 (the 
“Zoning Bylaw”).  This zoning does not allow for commercial uses or other purposes not 
normally ancillary to residential purposes.  A copy of an extract from the Zoning Bylaw is 
attached at Exhibit “J” which shows the permitted uses in this zone.  Under the Strata Bylaws of 
the Strata Corporation, the permitted use of each of the Strata Lots is residential only and such 
use will be subject to the restrictions contained in the Strata Bylaws, the Zoning Bylaw and other 
bylaws applicable to the Development, the Development Permit, and the Existing and Proposed 
Encumbrances referred to in Sections 4.3 and 4.4.   

A map is attached at Exhibit “L” which details the current permitted land uses of properties 
adjacent to the Lands (the “Adjacent Land Map”).  The Adjacent Land Map is only current as of 
February, 2013.  Potential purchasers may access up-to-date information relating to the permitted 
land uses of properties adjacent to the Lands via the City’s website 
(http://www.richmond.ca/cityhall/bylaws/zoningbylaw8500/about8500.htm), however the 
Developer does not warrant the accuracy of any information published on such website, and any 
potential purchasers should contact the City directly in order to obtain the most current and 
accurate available information. 

2.3 Phasing 

The Strata Lots will not be constructed in phases. 

3. STRATA INFORMATION 

3.1 Unit Entitlement 

The unit entitlement of a strata lot is a figure indicating the strata lot owner’s share in the 
Common Property and assets of the Strata Corporation and is used to determine each Strata Lot 
owner’s contribution to the expenses of the Strata Corporation.  Unit entitlement has been 
calculated according to the habitable area of each Strata Lot in square metres, rounded to the 
nearest whole number.  “Habitable area” is defined in the Regulation, B.C. Reg. 43/2000 to the 
Strata Property Act (British Columbia) (the “Strata Property Act”) as “the area of a Strata Lot 
which can be lived in, but does not include patios, balconies, garages, parking stalls, or storage 
areas other than closet space”.   

The proposed Form V, Schedule of Unit Entitlement, required by the Strata Property Act will be 
substantially as set out in Exhibit “G” attached hereto.  The actual unit entitlement may vary from 
the figure shown in Exhibit “G” when the Final Strata Plan is completed.   

3.2 Voting 

The Strata Property Act provides that each Strata Lot will have one (1) vote in the Strata 
Corporation. 
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3.3 Common Property and Facilities 

(a) General Description 

Each Owner of a Strata Lot is entitled to a proportionate share of the Common Property 
and the common facilities and other assets of the Strata Corporation shown on the Final 
Strata Plan as filed in the Land Title Office, based on the Strata Lot’s unit entitlement, as 
described in Section 3.1 above.  The Owners will own such Common Property, common 
facilities and other assets as tenants-in-common.  The Common Property of the 
Development includes all of the areas designated as Limited Common Property on the 
Final Strata Plan, as described in Section 3.4 below and shown on the Preliminary Strata 
Plan as such may be modified as described in subsection 2.1(c).  This entitlement is 
subject to the Strata Bylaws, any designations of Common Property as Limited Common 
Property, and any licences, easements, leases, rights-of-way or covenants described in 
this Disclosure Statement which are granted by the Developer prior to registration of the 
Final Strata Plan or by the Strata Corporation once the Final Strata Plan is registered in 
the Land Title Office and the Strata Corporation is formed.  The cost of operating and 
maintaining those portions of the Common Property available for use by the Owners will 
be shared by the Owners and included in their monthly assessments in accordance with 
the Strata Lots’ unit entitlements as described in Section 3.1 above. 

(b) Common Facilities 

It is intended the Development will include, and the Owners and tenants of the Strata 
Lots will have the exclusive use of and responsibility for, the following common 
facilities: 

(i) the Residential Lobby; 

(ii) the Residential Parking Area; 

(iii) Residential Elevator entry lobbies and corridors at each floor level; 

(iv) the Residential Elevators; 

(v) the Bicycle Storage Areas, Bicycle Storage Lockers / Spaces and the Common 
Bike Area(s); 

(vi) a furnished lounge (the “Amenity Room”); 

(vii) a fitness centre (the “Fitness Centre”); 

(viii) the washroom(s); 

(ix) landscaping within the Development, and the irrigation system serving the same; 

(x) vehicular and pedestrian accessways, loading areas, and service areas within the 
Parking Facility, serving owners, tenants, and invitees of the Strata Lots; 

(xi) the Loading Areas; 
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(xii) the mechanical / HVAC equipment; 

(xiii) the mechanical room and equipment, the sprinkler/water meter room and 
equipment, the television/cable room and equipment, the transformer room and 
equipment, and the generator room and equipment, and other utility rooms; 

(xiv) an outdoor amenity space within the Development located on the rooftop of the 
podium level, including a play area, a dog run and a trellised entertaining area 
(collectively, the “Outdoor Amenity”); 

(xv) certain public art on the Lands (the “Public Art”); and 

(xvi) a room containing garbage and recycling facilities, 

(collectively, the “Common Facilities”). 

The use (including scheduling), cleaning, maintenance, repair and replacement of the 
facilities referred to in this subsection 3.3(b) will be undertaken by the Strata Corporation 
and each Owner will be responsible for a proportionate share of such costs and expenses, 
based upon the unit entitlement of said owner’s Strata Lot, and each Owner’s 
proportionate share will be included within each Strata Lot’s monthly maintenance fees.  
Where it is indicated in this Disclosure Statement that a particular amenity is to be 
located on a specific floor of the Development, the Developer reserves the right to move 
the location of such amenity, in its sole discretion. 

(c) Outdoor Amenity 

The Developer intends that the use of the Outdoor Amenity will be subject to the 
restrictions provided at bylaw 5.1 of the Strata Bylaws and the rules of the Strata 
Corporation relating to its use. 

(d) Marketing Lease 

Prior to the registration of the Final Strata Plan, the Developer intends to enter into a 
lease with Townline Marketing Inc. and/or an alternate real estate marketing company 
(the “Marketing Company”), giving the Marketing Company the right to access and use 
portions of the Common Property for the purposes of marketing the Development (the 
“Marketing Lease”). Without limiting the generality of the foregoing, it is intended that 
the Marketing Lease will permit the Marketing Company to access and use portions of 
the Common Property for show room purposes, special events and/or any sales and 
marketing events, and to place marketing signage on or within Common Property 
(collectively, the “Marketing Events”).  For the duration of the term of the Marketing 
Lease, owners and occupants of Strata Lots may have limited access and use of certain 
portions of the Common Property during Marketing Events.  

The Developer does not currently intend to register the Marketing Lease against title to 
the Lands, and it is intended that the term of the Marketing Lease will expire sixty (60) 
months after the date of first occupancy of any Strata Lot within the Development. 
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(e) Telecom Lease 

Prior to the registration of the Final Strata Plan, the Developer may enter into a lease with 
a telecommunications company, as tenant (the “Telecom Company”), giving the 
Telecom Company the right to access and use portions of Common Property, including 
the roof of the Development, for the purposes of installation and placement of 
telecommunications equipment including antennae (the “Telecom Lease”). 

(f) Flood Plain Covenant 

The use of the Common Property will be subject to the restrictions in the Flood Plain 
Covenant, which are summarized in Exhibit “E” attached hereto. 

3.4 Limited Common Property 

Limited common property is an area within the Common Property that may be used exclusively 
by one or more Strata Lot owners (“Limited Common Property”).  The Developer expects to 
designate Limited Common Property with respect to the Development as shown on the 
Preliminary Strata Plan, and intends that such Limited Common Property will include the 
following: 

(A) balcony areas; and 

(B) the podium-level private Patios. 

The Developer may designate as Limited Common Property other areas shown on the 
Preliminary Strata Plan and/or as contemplated in this Disclosure Statement as the Developer 
considers appropriate upon depositing the Final Strata Plan for registration in the Land Title 
Office, and reserves the right to alter such designations prior to the deposit of the Final Strata 
Plan.   

Under the Strata Property Act, the Strata Corporation is responsible for maintaining all Common 
Property, including Limited Common Property. Pursuant to the Strata Bylaws, an owner of a 
Strata Lot is responsible to repair and maintain the Limited Common Property designated for its 
use, except the following, which the Strata Corporation shall repair and maintain (whether 
designated as Limited Common Property or Common Property):  

(a) repair and maintenance that in the ordinary course of events occurs less than once a year; 

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

(i) the structure of a building; 

(ii) the exterior of a building, including roofs; 

(iii) stairs, chimneys, and other things attached to the exterior of a building; 

(iv) patios and balconies; 

(v) doors, windows or skylights, on the exterior of a building; and 

(vi) fences, railings and similar structures that enclose patios, decks, and yards. 
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The Strata Bylaws provide that common expenses of the Strata Corporation that relate to 
repairing and maintaining Limited Common Property will be allocated only to those Strata Lots 
entitled to use that Limited Common Property, and will be shared among such Strata Lots on the 
basis of their relative unit entitlement, however common expenses relating to repairing and 
maintaining balconies and the Patios will be paid for by the owners of all Strata Lots in the 
Development in proportion to their relative unit entitlement. 

A designation of Limited Common Property on the Final Strata Plan may only be removed by 
unanimous resolution of the members of the Strata Corporation. 

3.5 Bylaws  

At the time the Final Strata Plan is registered in the Land Title Office, the Developer shall 
concurrently register a Form Y, Notice of Different Bylaws under the Strata Property Act, 
generally in the form attached as Exhibit “D” (the “Strata Bylaws”). 

Bylaw 6 of the Strata Bylaws imposes restrictions on the number and type of pets that may be 
permitted in a Strata Lot. 

3.6 Parking and Bicycle Storage Areas 

(a) Parking 

The Development will include an above-ground parking facility (the “Parking Facility”) 
to be located on floors numbered P1 and P2 of the Development substantially as shown 
on the Preliminary Strata Plan.  The Developer anticipates that the Parking Facility will 
accommodate approximately 168 parking stalls for the Development.  The Developer 
intends to allocate approximately 135 of these parking stalls for the exclusive use of the 
Owners of the Strata Lots (individually a “Residential Parking Stall” and collectively, 
the “Residential Parking Stalls”), using such method of allocation as will be determined 
by the Developer in its sole discretion, and any consideration derived therefrom will be 
for the sole benefit of the Developer.  

It is intended that there will be approximately twenty-six (26) parking stalls located in the 
Parking Facility for the exclusive use of guests of the Strata Lots (the “Visitor Parking 
Stalls”).  Each of the Visitor Parking Stalls is shown on the Preliminary Strata Plan as 
Common Property, however the method of allocation to be used for the Visitor Parking 
Stalls will be determined by the Developer in its sole discretion. 

The location, configuration, and size of the Residential Parking Stalls, will be determined 
by the Developer in its sole discretion and subject to change by the Developer without 
compensation to the Strata Corporation or Owners of the Strata Lots in the Development.  
Some of the Residential Parking Stalls may have limited overhead capacity and/or be 
designated for use as small vehicle Residential Parking Stalls only.   

The Developer intends that approximately twenty percent (20%) of the Residential 
Parking Stalls will be equipped with power outlets for electric vehicles (collectively, the 
“EV Stalls”).  The location of the EV stalls will be determined by the Developer in its 
sole discretion. 
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Each of the Residential Parking Stalls is shown on the Preliminary Strata Plan as 
Common Property.  The Developer, in its sole discretion, intends to allocate the 
Residential Parking Stalls for the exclusive use of Owners by partial assignments of 
rights under a lease entered into prior to the filing of the Final Strata Plan, or using such 
other method as the Developer may determine in the Developer’s sole discretion.  In the 
event the Developer assigns rights to the Residential Parking Stalls under a lease, the 
Developer intends to use the lease in substantially the form shown at Exhibit “K” 
attached hereto (the “Parking / Bicycle Storage Lease”) with the tenant under the 
Parking / Bicycle Storage Lease being a company related to the Developer (the 
“Tenant”). 

In allocating the Residential Parking Stalls, additional parking stalls and Bicycle Storage 
Lockers / Spaces, the Developer is not required to act with a view to the best interests of 
the Strata Corporation, but must act honestly and in good faith and exercise the care, 
diligence and skill of a reasonably prudent person in comparable circumstances.  An 
allocation of Residential Parking Stalls and additional parking stalls does not require 
approval by a resolution at an annual or special general meeting.   

Although it is intended the Final Strata Plan will designate the Residential Parking Stalls 
as Common Property, this designation is intended to be subject to the Parking / Bicycle 
Storage Lease.  Accordingly, the owners and occupants of the Strata Lots may not have 
any right to use the Residential Parking Stalls except as set out below. 

Each Strata Lot may be allocated the use of zero, one (1) or more than one (1) Residential 
Parking Stall depending on the purchaser’s agreement with the Developer with respect to 
such Strata Lot.  If the Developer and the purchaser of a Strata Lot agree that the Strata 
Lot includes one (1) or more Residential Parking Stalls, then upon the transfer of the 
Strata Lot to the purchaser, the Developer will cause the Tenant to assign to such 
purchaser the Tenant’s interest in the particular Residential Parking Stall(s), under and 
for the term of the Parking / Bicycle Storage Lease.  Certain Strata Lots may not be 
assigned any Residential Parking Stalls. 

The Developer or the Tenant, as the case may be, reserves the right to sell or repurchase 
the right to the sole use of any available Residential Parking Stalls, to the Owners, the 
Strata Corporation, their tenants and occupants and/or to any other person while any are 
available on the terms established from time to time by the Developer or the Tenant, as 
the case may be.  The Owners will not have the right to use any of the Residential 
Parking Stalls unless they purchase the right to the exclusive use in respect of such 
Residential Parking Stall(s), which right to exclusive use will terminate upon the 
termination of the Parking / Bicycle Storage Lease.  In addition, the Developer or the 
Tenant, as the case may be, reserves the right to retain and rent any unallocated 
Residential Parking Stalls on an hourly, daily or monthly basis, with or without 
compensation to the owners of the Strata Lots or the Strata Corporation.  The Developer 
or the Tenant, as the case may be, may enter into or cause the Strata Corporation to enter 
into a management agreement with a parkade operator to manage the rental of any 
unallocated Residential Parking Stalls. 

If the Developer deems it more appropriate, at its option, the Developer may grant to the 
Owners rights of use to the Residential Parking Stalls substantially similar to the rights 
described above, by the implementation of a different legal structure. 
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There will be loading areas located both outside and inside the Parking Facility 
(collectively, the “Loading Areas”), intended as short-term parking for use by couriers 
and commercial vehicles including delivery trucks for the Development.  

(b) Bicycle Storage 

There will be approximately 158 bicycle storage spaces located in the Development 
(collectively, the “Bicycle Storage Areas”) which the Developer intends to allocate to 
Owners of Strata Lots by partial assignments of rights under the Parking / Bicycle 
Storage Lease.  The Developer intends for the 158 bicycle storage spaces to be comprised 
of a mix of open stalls with rings and enclosed lockers with space for two (2) or more 
bicycles (collectively, the “Bicycle Storage Lockers / Spaces”).  

The Developer intends to allocate one or more Bicycle Storage Lockers / Spaces for the 
exclusive use of the Owners of some, but not all, of the Strata Lots by partial 
assignments of rights under the Parking / Bicycle Storage Lease or using such other 
method as the Developer may determine in its sole discretion, depending on the 
purchaser’s agreement with the Developer with respect to such Strata Lot, and any 
consideration derived therefrom will be for the sole benefit of the Developer.  In the 
event the Developer assigns rights to the Bicycle Storage Lockers / Spaces under a lease, 
the Developer intends to use the lease in substantially the form shown at Exhibit “K” 
attached hereto.   

In addition to the Bicycle Storage Areas, the Developer also intends that there will be 
certain areas for the storage of bicycles, containing bicycle racks (the “Common Bike 
Area(s)”), which the Developer intends to designate as Common Property. It is intended 
that the Common Bike Area(s) will be for the exclusive use of all owners, and will be 
available to each owner on a first-come, first-served basis.  

The location, configuration, and size of the Bicycle Storage Lockers / Spaces and the 
Bicycle Storage Areas as depicted on the Preliminary Strata Plan may be altered by the 
Developer without compensation to the Strata Corporation and/or purchasers of the Strata 
Lots. 

(c) Charging Facilities 

Access to the EV Stalls will be limited to the Owners of certain Strata Lots, to be 
allocated by the Developer in its sole discretion.  The costs and expenses incurred for the 
powering and maintenance of the EV Stalls will be shared by all Owners and included in 
their monthly assessments in accordance with their Strata Lots’ unit entitlements as 
described in Section 3.1 above and in accordance with the bylaws of the Strata 
Corporation. 

3.7 Furnishings and Equipment 

(a) Appliances and Equipment 

The following equipment will be included in the purchase price of each Strata Lot: one 
refrigerator, one combination oven / gas range cooktop, one microwave, one range hood, 
one dishwasher, one stacking washer and dryer unit and window coverings for the 
exterior windows of the Strata Lot. 
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(b) Flooring and Materials 

The Developer intends that flooring throughout each of the Strata Lots will be a 
combination of hard surface and carpet, however the Developer reserves the right to use 
such other flooring materials as it determines, in its sole discretion.  It is anticipated there 
may be variations in design, colour shading, distinctive markings, shape, glaze and 
polish, due to both natural and manufacturing processes, in all quartz and other stone 
materials and in all ceramic and porcelain tiles, and grouting. 

The Developer reserves the right to change any materials in the Development without 
notice, and to substitute the same with equal or better quality materials, in order to 
comply with building site conditions and municipal, structural and purchaser and/or 
architectural requirements. 

3.8 Budget 

(a) Operating Budget Monthly Maintenance Fees 

The estimated operating budgets of the Strata Corporation for the period until the first 
annual general meeting of the Strata Corporation (“Proposed Interim Operating 
Budget”) and for the first twelve (12) month period thereafter (the “First Annual 
Proposed Operating Budget”, together with the Proposed Interim Operating Budget, the 
“Estimated Operating Budgets”) are attached hereto as Exhibit “H”.  The monthly 
allocation of the Estimated Operating Budgets amongst the Strata Lots is shown in 
Exhibit “I” in proportion to each Strata Lot’s unit entitlement figure (see Exhibit “G”) 
relative to the aggregate unit entitlement of all Strata Lots.  The actual monthly 
contributions will be adjusted upon the finalization of the unit entitlement figures when 
the Final Strata Plan is filed, and monthly contributions will be further adjusted upon the 
establishment by the Strata Corporation of the actual budget of operating expenses at the 
first annual general meeting of the Strata Corporation. It is expected that the Strata 
Corporation operating budget will increase over time. 

(b) Other Expenses  

(i) Electricity, telephone service, cablevision, and internet service for each of the 
Strata Lots will be separately assessed for each Owner of a Strata Lot and will be 
the responsibility of each Owner of a Strata Lot. 

(ii) In addition to the other costs and expenses described herein, the following 
utilities and services to be provided to the Development will be paid by the Strata 
Corporation and the cost will be pro-rated to the Owners in accordance with their 
respective unit entitlements and included in the monthly assessments for the 
operating budget including but not limited to: 

(A) HVAC, electricity and natural gas for the Common Property and 
telephone, cable and internet, if any, on the Common Property; 

(B) repair, maintenance and janitorial service for the Common Property and 
Common Facilities including landscaping, mechanical systems and 
elevators; 
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(C) private garbage collection and recycling; 

(D) water (including hot water), natural gas, and sewer; 

(E) window washing; 

(F) snow removal; 

(G) security systems and patrols; 

(H) concierge for the Residential Lobby; 

(I) insurance; 

(J) strata management; 

(K) enter-phones and fire alarms; 

(L) building envelope inspection and maintenance;  

(M) irrigation and maintenance of the Development and of the boulevard and 
other areas in accordance with the servicing agreement between the 
Developer and the City; and 

(N) such other services and equipment that the Strata Corporation may from 
time to time provide. 

3.9 Utilities and Services 

All usual municipal and utility services will be provided to the Development, including water, 
electricity, sewerage, natural gas, fire protection, telephone and access. 

3.10 Strata Management Contracts 

Prior to the first conveyance of a Strata Lot, the Developer intends to cause the Strata Corporation 
to enter into a management agreement with respect to the control, management and 
administration of the Common Property.  Under Section 24 of the Strata Property Act, such 
management agreement will terminate automatically four (4) weeks after the date of the second 
annual general meeting of the Strata Corporation unless the Strata Corporation by majority vote at 
the second annual general meeting, resolves to continue the contract.  The management 
agreement may also be terminated at any time on two (2) months’ notice: (i) by the Strata 
Corporation if the cancellation is approved by a 3/4 vote at a meeting of the Strata Corporation, 
and (ii) by the property manager.  The Developer has not yet retained the property manager for 
the Development, but it is possible the property manager will be a company related to the 
Developer.   

In the event Developer enters into a management agreement with a company related to the 
Developer, an amendment to this Disclosure Statement setting out the identity of the property 
manager and attaching a copy of the management agreement will be filed with the Superintendent 
and a copy of the amendment will be delivered to each purchaser. 
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3.11 Insurance 

(a) Developer Coverage 

The Developer has placed or will have placed, prior to the commencement of 
construction of the Development, the following insurance coverage with respect to the 
Development: 

(i) a wrap-up liability insurance policy with coverage of no less than $5,000,000.00;  

(ii) an all-risk builder’s risk broad form policy for course of construction for the 
period from commencement of construction up to completion of construction of 
the Development; and 

(iii) architects and engineers errors and omissions insurance with coverage of no less 
than $1,000,000.00. 

(b) Strata Corporation Coverage 

Prior to the first conveyance of a Strata Lot, the Developer will cause the Strata 
Corporation to obtain the following insurance coverage for the Development as required 
by the Strata Property Act:  

(i) full replacement coverage with respect to common property, common assets, 
buildings and fixtures, built or installed on the Strata Lots by the Developer as 
part of the original construction.  Fixtures are defined as items attached to a 
building, including floor and wall coverings and electrical and plumbing fixtures, 
but does not include, if they can be removed without damage to the building, 
refrigerators, stoves, dishwashers, microwaves, washers, dryers or other items.  
Such property will be insured against major perils, which are defined as fire, 
lightning, smoke, windstorm, hail, explosion, water escape, strikes, riots or civil 
commotion, impact by aircraft and vehicles, vandalism and malicious acts; and 

(ii) liability insurance for property damage and bodily injury, in an amount not less 
than $2,000,000.00.  

The Developer may be a named insured under these policies.  Each purchaser will be 
responsible for insuring the contents of the purchaser’s own Strata Lot. 

3.12 Rental Disclosure 

Under Section 139 of the Strata Property Act, the Developer must disclose to any purchaser the 
intention to lease Strata Lots in order to ensure that such Strata Lots may be leased in the future.  
The Developer does not intend to rent or lease any Strata Lots but has reserved the right for itself 
and initial subsequent Owners to lease any or all of the Strata Lots as set forth in the rental 
disclosure statement (the “Rental Disclosure Statement”) filed with the Superintendent of Real 
Estate, a copy of which is attached as Exhibit “F”. 
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4. TITLE AND LEGAL MATTERS 

4.1 Legal Description 

The Development is to be constructed upon those lands presently legally described as: 

Parcel Identifier: 003-554-619 
Parcel “A” (RD43490E) Lot 8 Block “A” Section 16 Block 4 North Range 6 West  
New Westminster District Plan 1262 

(Parcel “A”) 

and 

Parcel Identifier: 004-033-817 
Lot 9 Except Part on Reference Plan 6590 Block “A” Section 16 Block 4 North Range 6 West  
New Westminster District Plan 1262  

 (“Lot 9”, and collectively with Parcel “A”, the “Lands”). 

The Developer intends to subdivide the Lands to form the Development Parcel, as described at 
Section 2.1(b). 

4.2 Ownership 

The Nominee is the registered owner of title to the Lands and holds title to the Lands as bare 
trustee and nominee for the Beneficial Owner, as beneficial owner, pursuant to an unregistered 
Declaration of Bare Trust and Agency Agreement.  

The Beneficial Owner by executing this Disclosure Statement authorizes and directs the Nominee 
to act for the Beneficial Owner in matters relating to the Development including but not limited to 
executing contracts and Form A Transfers for the purchase and sale of Strata Lots on behalf of 
the Beneficial Owner. 

4.3 Existing Encumbrances and Legal Notations 

Title to the Lands is subject to the legal encumbrances, legal notations, liens and judgments set 
out in Exhibit “E” hereto (the “Existing Encumbrances”).  All mortgages, assignments of rent, 
certificates of pending litigation and claims of builder’s lien will be discharged from title to each 
Strata Lot following the transfer of title to each individual purchaser.   

The Existing Encumbrances and the Proposed Encumbrances, unless otherwise indicated in this 
Disclosure Statement, may remain registered against title to the Strata Lots and the Common 
Property, as applicable (collectively, the “Permitted Encumbrances”). 

4.4 Proposed Encumbrances 

(a) The following further encumbrances are anticipated to be registered against title to the 
Lands and, ultimately, individual Strata Lots and/or the Common Property: 

(i) mortgage(s) and assignment(s) of rents (collectively the “Future Financial 
Encumbrances”) in favour of one or more third party lender(s), securing the 
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construction financing required by the Developer to complete the Development, 
as further outlined in Section 6.2; 

(ii) the Parking / Bicycle Storage Lease; 

(iii) any Telecom Lease; and 

(iv) any security required by an insurer in connection with the issuance of deposit 
protection contracts issued by such insurer over the deposits made by purchasers 
of the Strata Lots which may be used by the Developer as more particularly 
described in section 7.1 (which security will be discharged in respect of any 
Strata Lot within a reasonable period of time after the completion of the sale 
thereof); and  

(b) The following additional encumbrances may be registered against title to the Lands: 

(i) an amendment to or discharge of any of the Existing Encumbrances and/or 
Proposed Encumbrances; 

(ii) easements, restrictive covenants, dedications and rights-of-way and other rights 
or restrictions in favour of B.C. Hydro, TELUS, FortisBC, utilities, 
communications suppliers, public authorities, municipalities or any other 
applicable government authority or public or private utility with respect to 
provision of utilities to the Development or in connection with approval of the 
development, construction and occupation of the Lands, the Development, the 
Strata Lots, and/or the Common Property;  

(iii) while the Developer is not aware of any pending claims of builders liens and 
certificates of pending litigation (collectively, the “Claims”), the Developer 
acknowledges that it is not uncommon for Claims to be registered by third parties 
against the title to a development property during the course of the construction 
of a development, whether or not such Claims are valid.  Accordingly, Claims 
may be registered against title to the Lands, the Strata Lots, or the Common 
Property.  If any Claims are registered, the Developer will use commercially 
reasonable efforts to remove all such Claims.  In any event, the Developer 
confirms that it will file a discharge of any Claims registered against title to a 
Strata Lot with the Land Title Office prior to the closing of the purchase and sale 
of that Strata Lot; and 

(iv) any and all such non-financial encumbrances and equitable charges (which may 
include financial obligations, for example, to insure, maintain and repair) as may 
be required by the City, other governmental authorities or utilities in connection 
with the construction of the Development, 

(collectively, the “Proposed Encumbrances”). 

4.5 Outstanding or Contingent Litigation or Liabilities 

To the best of the Developers’ knowledge there is no outstanding or contingent litigation or 
liability in respect of the Lands or against the Developer which may affect the Strata Corporation 
or the Owners of the Strata Lots. 
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4.6 Environmental Matters 

The Developer is not aware of any dangers in connection with the Development in respect of the 
condition of the soil or subsoil, or other environmental matters affecting the Lands. 

The Lands are located near a portion of the City that has been designated by the Ministry of 
Environment as a floodplain and there is a potential flood danger to the Lands and all buildings 
and structures on the Lands.  The Developer has entered into a Section 219 Covenant with the 
City with respect to measures that must be taken in the construction of the Development to 
alleviate the risk of flooding (the “Flood Plain Covenant”).  The Developer will comply with the 
terms and conditions of the Flood Plain Covenant in its construction of the Development, which 
terms are summarized at Exhibit “E” attached hereto.   

4.7 Material Contracts 

There are no material contracts affecting the Development binding upon the Developer and/or 
Strata Corporation other than as set out in this Disclosure Statement. 

5. CONSTRUCTION AND WARRANTIES 

5.1 Construction Dates 

Construction of the Development is expected to commence by January 1, 2014.  The Developer 
estimates that the construction of the Development will be completed on or before September 30, 
2015.  The completion date for the Development may be earlier or later than this estimated date.   

Throughout the course of construction of the Development the Developer’s progress may be 
temporarily accelerated or delayed from time to time due to various construction and/or market 
conditions.  The Developer does not anticipate filing an amendment to this Disclosure Statement 
respecting such change in the construction timeline unless it is believed that such acceleration or 
delay in progress is no longer temporary, and will result in the material advancement or delay of 
the estimated dates in this Section 5.1. 

5.2 Warranties 

The Development, including each of the Strata Lots, will be covered by the mandatory warranties 
required under the Homeowners Protection Act (British Columbia) and will include coverage for 
defects in materials and labour for a period of two (2) years from the date the warranty 
commences, defects in the building envelope(s) for a period of five (5) years and structural 
defects for a period of ten (10) years.  Such coverage has been arranged through Travelers 
Insurance Company of Canada (the “Underwriter”).  Improper or inadequate maintenance may 
void warranty coverage.   

For greater details and information of the warranty insurance coverage, prospective purchasers 
are advised to carefully review the specific provisions and limitations of the Home Warranty 
Insurance policy of the Underwriter. 

Manufacturers warranties on all appliances and common area equipment will be assigned to the 
Owner or the Strata Corporation, respectively, providing such assignment is permitted by the 
warranty. 
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5.3 Previously Occupied Building 

The Development is not a previously occupied building. 

6. APPROVALS AND FINANCES 

6.1 Development Approval 

Development Permit No. DP 12-626361 (the “Development Permit”) was issued by the City on 
March 26, 2013. The Developer anticipates that the building permit for the Development will be 
issued prior to December 26, 2013. 

An amendment to this Disclosure Statement setting out particulars of the building permit 
will be filed with the Superintendent of Real Estate once the building permit has been issued 
and a copy of such amendment will be delivered to each purchaser. 

6.2 Construction Financing 

The Developer has not obtained a satisfactory financing commitment (the “Financing 
Commitment”) for financing construction of the Development.  The financing will be secured by 
registration of the Future Financial Encumbrances against title to the Lands. 

The Future Financial Encumbrances will be discharged from title to individual Strata Lots 
following the transfer of title to each individual purchaser and from the Common Property when 
the financing is fully repaid. 

An amendment to this Disclosure Statement confirming that the Financing Commitment 
has become a “satisfactory financing commitment” within the meaning of REDMA will be 
filed with the Superintendent of Real Estate within nine months of the date of this 
Disclosure Statement and a copy of such amendment will be delivered to each purchaser 
within 12 months of the date of this Disclosure Statement. 

7. MISCELLANEOUS 

7.1 Deposits 

Subject to legal remedies in respect of defaults under the agreement of purchase and sale entered 
into between the purchaser and the Developer, and except as otherwise provided in this Section 
7.1, where required under the Real Estate Development Marketing Act (British Columbia) 
(“REDMA”), all deposits and other monies received from a purchaser of a Strata Lot will be held 
by the Developer’s lawyers, Lawson Lundell LLP, in trust in the manner required by REDMA 
until such time as: 
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(a) the Final Strata Plan is deposited in the Land Title Office; 

(b) the Strata Lot is capable of being occupied; and 

(c) an instrument evidencing the interest of the purchaser in the Strata Lot has been filed for 
registration in the Land Title Office. 

Notwithstanding the foregoing, the Developer may, in its discretion, enter into a deposit 
protection contract with an approved insurer or another form of security agreement (the “Deposit 
Protection Contract”) as contemplated by REDMA which allows the deposit to be released to 
the Developer and used by the Developer for purposes related to the Development, including the 
construction and marketing thereof, and the deposit protection contract will remain in effect until 
Sections 7.1(a), (b) and (c) have been satisfied. 

If the Developer enters into the Deposit Protection Contract, an amendment to this Disclosure 
Statement setting out the particulars of the Deposit Protection Contract will be filed with the 
Superintendent and a copy of the amendment will be delivered to each purchaser. 

7.2 Purchase Agreement 

The Developer intends to offer each Strata Lot for sale substantially upon the terms and 
conditions set out in the form of Offer to Purchase and Agreement of Purchase and Sale (the 
“Purchase Agreement”) attached hereto as Exhibit “C”. 

Unless otherwise defined in this Disclosure Statement, each capitalized term used in this Section 
7.2 will have the meaning given to it in the Purchase Agreement.  The information set out in this 
Section 7.2 is a summary of provisions contained in the Purchase Agreement.  A purchaser 
should look to the Purchase Agreement for the actual provisions summarized in this Section 7.2. 

The form of the Purchase Agreement may be modified from time to time by the Developer and 
may be modified by agreement between any purchaser and the Developer. 

(a) Pursuant to the terms of the Purchase Agreement, the Vendor may terminate the Purchase 
Agreement if: 

(i) the Purchaser defaults on any of the purchaser’s obligations as set out in the 
Purchase Agreement (see subparagraph 4.2(b) of the Purchase Agreement); 

(ii) the Vendor has reasonable ground to suspect that any part of the transaction 
contemplated by this Agreement is related to the commission or attempted 
commission of a “money laundering offence” or a “terrorist activity financing 
offence”, as defined in the Proceeds of Crime (Money Laundering) and Terrorist 
Financing Act (Canada) and regulations under such Act as amended from time to 
time (see paragraph 13.1 of the Purchase Agreement);  

(iii) all payments on account of the Purchase Price and any other monies payable by 
the Purchaser under the Purchase Agreement are not paid when due as such date 
may be extended (see paragraph 14.1 of the Purchase Agreement);  
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(iv) the Purchaser’s notice of satisfaction or waiver of the Purchaser’s conditions is 
not received within the time permitted by the Vendor (see paragraph 14.2 of the 
Purchase Agreement); 

(v) prior to December 26, 2013 the Vendor has not obtained: 

(A) the Building Permit for the construction of the Development; or 

(B) a “satisfactory financing commitment” (as such term is defined in Policy 
Statement No. 6) for the Development(see paragraph 13.2(a) of the 
Purchase Agreement); or 

(vi) prior to December 26, 2013 the Vendor has been unable to sell a minimum of 
60% of the strata lots in the Development (being 76 of a total 126 strata lots) (see 
paragraph 13.2(b) of the Purchase Agreement); 

(b) Pursuant to the terms of the Purchase Agreement, the Purchaser may terminate the 
Purchase Agreement: 

(i) if the purchaser does not receive the Disclosure Statement Amendments under 
Policy Statement No. 5, which sets out particulars of an issued building permit, 
and under Policy Statement No. 6, which sets out particulars of a satisfactory 
financing commitment, within twelve (12) months of the date of the Disclosure 
Statement until the required Disclosure Statement Amendment is received by the 
purchaser (see paragraph 12.2 of the Purchase Agreement); or 

(ii) within seven (7) days after the purchaser receives the Disclosure Statement 
Amendment if particular elements of the Development, as described in 
subparagraph 12.2(c) of the Purchase Agreement, are materially changed by the 
issuance of the building permit (see paragraph 12.2 of the Purchase Agreement); 

(c) Pursuant to the terms of the Purchase Agreement, either the Vendor or the Purchaser may 
at its option terminate the Purchase Agreement if the Completion Date has not occurred 
by the Outside Date, as such Outside Date may be extended in accordance with 
subparagraph 5.1(a) of the Purchase Agreement. 

(d) Pursuant to the terms of the Purchase Agreement, the time for completing the sale of a 
Strata Lot may be extended: 

(i) if the Vendor is delayed from completing the construction of a Strata Lot or 
satisfying any other conditions of closing as a result of any event of any nature 
whatsoever beyond the control of the Vendor (see subparagraph 5.1(a) of the 
Purchase Agreement); 

(ii) at the Vendor’s option for up to two (2) separate periods of one hundred eighty 
(180) days each whether or not any delay described in subparagraph 5.1(a) of the 
Purchase Agreement has occurred (see subparagraph 5.1(b) of the Purchase 
Agreement); and 
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(iii) at the Vendor’s option if all payments on account of the Purchase Price and any 
other monies payable by the Purchaser under the Purchase Agreement are not 
paid when due (see subparagraph 14.1(b) of the Purchase Agreement). 

(e) Pursuant to the terms of the Purchase Agreement, a Purchaser may assign the Purchase 
Agreement to a new purchaser only in accordance with the terms set out in 
paragraph 11.1 of the Purchase Agreement, including obtaining the prior written consent 
of the Vendor which consent may be arbitrarily withheld; provided that as consideration 
for the Vendor agreeing to the Assignment, the purchaser will pay to the Vendor a fee, as 
described in paragraph 11.1 of the Purchase Agreement; and further provided that a 
Purchaser may not advertise or solicit offers from the public nor list the Strata Lot on the 
Multiple Listing Service with respect to the resale of the Purchaser’s interest in the Strata 
Lot prior to the Completion Date without the prior, express written consent of the 
Vendor, which consent may be arbitrarily withheld for whatever reason whatsoever; and 
(see paragraphs 11.1, 11.2 and 11.3 of the Purchase Agreement). 

(f) Pursuant to the terms of the Purchase Agreement, all deposit monies received by the 
Vendor from the Purchaser shall be placed in a non-interest bearing account with a 
Canadian chartered bank, trust company or credit union (see subparagraph 4.1(a) of the 
Purchase Agreement). 

7.3 Developer’s Commitments 

The Developer intends to enter into, or to cause the Strata Corporation to enter into, such 
agreements as the Developer deems necessary or desirable for the proper operation and 
maintenance of the Development which may include agreements relating to the following 
matters: 

(a) elevator servicing and maintenance; 

(b) the concierge for the Residential Lobby; 

(c) security system (which may include security cameras and key fobs and/or proximity 
cards) and maintenance and lease for enter-phone system; 

(d) leasing of equipment and machines for the Fitness Centre; 

(e) maintenance with respect to some Common Property equipment;  

(f) window washing; 

(g) building envelope inspection services or other similar consultants; 

(h) fire alarm monitoring; 

(i) landscaping and gardening maintenance; 

(j) private garbage collection and disposal and recycling; 

(k) mechanical and electrical servicing; 
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(l) compactor service; 

(m) snow removal; 

(n) telephone and other telecommunications services; 

(o) maintenance of the Water Features; 

(p) the Parking / Bicycle Storage Lease; 

(q) such other servicing and maintenance as may be required which relate to the facilities 
and/or equipment which form part of the Development; and 

(r) unregistered agreements as may be required by the City, other governmental authorities 
or utilities in connection with the development of the Lands, including without limitation 
the ongoing obligation to maintain and irrigate boulevards and other areas as per the 
City’s requirements. 

If at the time of entering into the contracts described above the Strata Corporation is in existence, 
the Developer will enter into such contracts on behalf of the Strata Corporation.  If at the time of 
entering into such contracts the Strata Corporation does not exist, the Developer will assign such 
contracts to, and the obligations of the Developer thereunder will be assumed by, the Strata 
Corporation upon its formation. 

7.4 Other Material Facts 

(a) Water Features 

The Developer intends for there to be one or more water features to be located outside the 
Granville Avenue entrance to the Development (collectively, the “Water Features”), 
which the Developer intends to designate as Common Property. 

(b) HVAC System 

The Developer intends that a heating, ventilation, and air-conditioning system (the 
“HVAC System”) will service portions of the Common Property, including the Amenity 
Room, the Residential Lobby and the Fitness Centre.  It is intended that the HVAC 
System will be located on a portion of the Common Property, to be determined by the 
Developer in its sole discretion.   

The Developer also intends to install certain ducting and mechanical systems in the 
Parking Facility for the purposes of ventilating the Parking Facility (the “Parkade 
Exhaust System”). It is possible that during operation of the HVAC System and the 
Parkade Exhaust System noise emanating from such systems will be audible from other 
portions of the Development.  The Developer intends to undertake acoustical design 
measures for the HVAC System intended to reduce transmission of noise from the 
HVAC System. 
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(c) Podium Level Patios 

It is intended that the Owners of those certain Strata Lots 1, 2, 3, 4, 5, 8 and 9 located on 
the podium level of the Development (collectively the “Patio Units”) will each have the 
exclusive use of one private podium-level patio (individually, a “Patio” and collectively, 
the “Patios”), which will be located immediately adjacent to the Patio Units, as well as 
the Outdoor Amenity.  The Developer intends to designate the Patios as Limited 
Common Property on the Final Strata Plan for the exclusive use of the Owners of the 
Patio Units.  Access to the Patios will be limited to the Owners of the Patio Units.  
Notwithstanding that only the Owners of Patio Units will have access to the Patios, the 
costs and expenses incurred for maintaining the Patios will be shared by all of the 
Owners of the Strata Lots and included in their monthly assessments in accordance with 
the Strata Lots’ unit entitlements as described in Section 3.1 above and in accordance 
with the Strata Bylaws. 

The Strata Bylaws will provide that the Strata Corporation, and its employees, agents and 
other persons authorized by the Strata Corporation, may enter and pass through the Patio 
Units from time to time, at a reasonable time, and on 48 hours’ written notice to the 
Owners or occupants of such Strata Lots to access the Limited Common Property 
appurtenant to such Strata Lots for the purposes of washing the windows for the whole 
Development and other building envelope and maintenance requirements (see Section 3.5 
– Bylaws). 

(d) Architectural Screens 

The Developer intends to incorporate certain architectural screens (collectively, the 
“Architectural Screens”) as a design feature of the Development, to be located on 
portions of the Development.  It is anticipated that the Architectural Screens will be 
visible from the balconies of some, but not all, of the Strata Lots. The costs and expenses 
incurred for the maintenance of the Architectural Screens will be shared by all Owners 
and included in their monthly assessments in accordance with their Strata Lots’ unit 
entitlements as described in Section 3.1 above and in accordance with the Strata Bylaws.  

(e) Rooftop Skylights 

The Developer intends that there may be some enclosed rooftop skylights that will 
overhang the balconies appurtenant to certain Strata Lots (collectively, the “Rooftop 
Skylights”). The costs and expenses incurred for the maintenance of the Rooftop 
Skylights will be shared by all Owners and included in their monthly assessments in 
accordance with their Strata Lots’ unit entitlements as described in Section 3.1 above and 
in accordance with the Strata Bylaws. 

(f) Utility Poles 

The Developer intends to provide for the undergrounding, or relocation, of utility services 
in accordance with the terms of the servicing agreement between the Developer and the 
City.  The Developer reserves the right, in its sole discretion, to complete the 
undergrounding of the utilities services after the Completion Date (as defined in the 
Purchase Agreement at paragraph 5.1 therein).  If the Developer completes the 
undergrounding of the utilities after the Completion Date, certain Strata Lots in the 
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Development may have above ground utility poles located outside of their Strata Lots 
therefore impacting the view from those Strata Lots. 

(g) Ongoing Access 

The Developer will have a right, until such time as every Strata Lot is sold, to access all 
Common Property and common facilities and unsold Strata Lots for the purposes of 
marketing the unsold Strata Lots in the Development or any other development being 
marketed by the Developer or related entities.  The Developer or any affiliated entity may 
retain unsold Strata Lots for use as sales and administrative offices and/or display suites 
for marketing purposes or otherwise.  For so long as the Developer or any affiliated entity 
is the owner or lessee of any portion of the Development, the Developer may carry out 
marketing, promotional and sales activities within the Common Property of the 
Development (including parking stalls and recreational facilities) or Strata Lots owned or 
leased by the Developer including, without limitation, maintaining display suites, other 
display areas, parking areas and on-site signage (including signage on the exterior of the 
Development) and permitting public access to same for the purpose of marketing any 
unsold Strata Lots and in addition, the Developer may conduct tours of any and all 
portions of the Development from time to time with prospective purchasers and hold 
events and other activities within the Development in connection with the marketing and 
sales activities.  

(h) Future Development of Adjacent Parcels 

The area of the City surrounding the Development will likely be developed further in the 
coming years.  As such, views from the Strata Lots as they exist at the time of completion 
of construction may change over time, and in particular, may be diminished by future 
developments in the area.  The Developer (on its own behalf and on behalf of its affiliates 
and assigns) reserves the right, in its absolute discretion, to develop residential, 
commercial, retail, office and associated developments, including mixed use buildings, 
within any portion of the lands adjacent to the Lands.  The Developer (on its own behalf 
and on behalf of its affiliates and assigns) also reserves the right, in its absolute 
discretion, to apply for rezoning of any portion of the lands adjacent to the Lands, and to 
permit any residential, commercial, retail, office or other use allowed under such 
rezoning.   

(i) Air Traffic 

The Development is located in proximity to the Vancouver International Airport 
(“YVR”) and while the Development is not currently within the designated flight paths to 
and from YVR, aircraft arriving and departing from YVR may create noise audible from 
within the Development. 

(j) Affordable Housing Units 

The Developer has entered into a housing agreement (the “Affordable Housing 
Agreement”) with the City pursuant to Section 905 of the Local Government Act (British 
Columbia), whereby the Developer has agreed to provide seven (7) Strata Lots in the 
Development as affordable housing units (collectively, the “Affordable Housing 
Units”).  It is intended the Affordable Housing Agreement will be registered against title 
to the Lands as a legal notation.  The Affordable Housing Agreement provides that the 
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Affordable Housing Units are subject to certain rental, occupancy and re-sale restrictions.  
The Developer also intends to grant a covenant in favour of the City with respect to the 
Affordable Housing Units, which, as of the date of this Disclosure Statement, is a 
pending application on title to the Lands (the “Housing Covenant”), and the terms of 
which are more fully described at Exhibit “E”.  Each purchaser should review the terms 
and conditions of the Affordable Housing Agreement and the Affordable Housing 
Covenant, the full text copies of which are attached to this Disclosure Statement as 
Exhibit “M” and Exhibit “N”, respectively.  
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LIST OF EXHIBITS TO DISCLOSURE STATEMENT 

Exhibit “A” - Subdivision Plan 

Exhibit “B” -  Preliminary Strata Plan 

Exhibit “C” -  Offer to Purchase and Agreement of Purchase and Sale  

Exhibit “D” - Form Y, Notice of Different Bylaws 

Exhibit “E” -  Summary of Existing Legal Notations and Encumbrances 

Exhibit “F” -  Rental Disclosure Statement 

Exhibit “G” - Form V, Schedule of Unit Entitlement 

Exhibit “H” -  Estimated Operating Budgets 

Exhibit “I” -  Monthly Allocation of Estimated Operating Budgets amongst Strata Lots 

Exhibit “J” - Zoning By-Law 

Exhibit “K” -  Parking / Bicycle Storage Lease 

Exhibit “L” -  Adjacent Land Map 

Exhibit “M” - Affordable Housing Agreement  

Exhibit “N” - Affordable Housing Covenant
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EXHIBIT “A” 
 

SUBDIVISION PLAN 

[see attached] 
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EXHIBIT “B” 
 

PRELIMINARY STRATA PLAN 

[see attached] 
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EXHIBIT “C” 
 

OFFER TO PURCHASE AND 
AGREEMENT OF PURCHASE AND SALE 

[see attached] 



   
SL No. ______ Suite No. ______ 

 
Sales Associate:            

HARMONY 
 

Offer to Purchase and Agreement of Purchase and Sale 
 

   INITIALS  

Purchaser Vendor 

Page 1 of 12 14423.118127.CT.7869197.6 

VENDOR: 
Granville Avenue Limited Partnership  
and 0938938 B.C. Ltd. 
#120 – 13575 Commerce Parkway 
Richmond, BC  V6V 2L1 

VENDOR’S SOLICITORS:
Lawson Lundell LLP 
1600 Cathedral Place, 925 West Georgia Street 
Vancouver, BC  V6C 3L2 

PURCHASER: 

Full Name:            
(Mr. Miss Ms. Mrs.) 

Full Name:     
(Mr. Miss Ms. Mrs.) 

Occupation:          Occupation:    

Address:           

      City:       

Address:    

      City:       

Province:       Postal Code:    Province: Postal Code:   

Tel:       Bus.      Tel: Bus.    

Fax:            Fax:    

Email:            Email:    

 

THE PURCHASER HEREBY OFFERS, and if this Offer to Purchase is accepted by the Vendor agrees, to purchase from the Vendor strata lot no.     (the 
“Strata Lot”)  shown on  the preliminary  strata plan  (the “Preliminary Strata Plan”) attached as an exhibit  to  the Disclosure Statement  (defined  in Section 3.1 of 
Schedule “A” attached hereto) and which is currently assigned Suite no.    ,  in the development (the “Development”) to be known as “Harmony” and to 
be constructed on lands municipally or to be municipally described as 8288 Granville Avenue, Richmond, British Columbia, on those lands presently legally described 
as Parcel  Identifier:  003‐554‐619 Parcel “A”  (RD43490E) Lot 8 Block “A” Section 16 Block 4 North Range 6 West New Westminster District Plan 1262 and Parcel 
Identifier:  004‐033‐817 Lot 9 Except Part on Reference Plan 6590 Block “A” Section 16 Block 4 North Range 6 West New Westminster District Plan 1262 (collectively, 
the “Lands”), for the Purchase Price (defined below) and on the terms and conditions contained herein, including the terms and conditions contained in Schedule “A” 
and any other schedules and addenda attached hereto. 

1.01  PURCHASE PRICE AND DEPOSITS 
 

The  purchase  price  (the  “Purchase  Price”)  for  the  Strata  Lot  (not  including  HST,  Transition  Tax,  GST,  or  any  other 
applicable value added or sales tax  levied by taxation authorities  in Canada and    in the Province of British Columbia or 
the Rebates (all such terms as defined herein)) is, and will be paid by the Purchaser in lawful money of Canada as follows: 

 
 
$ 

 
 
     

a) a deposit (the “Initial Deposit”) of $5,000.00 payable upon presentation of this Offer to the Vendor:
 

  
$ 

   

b) a further deposit (the “Second Deposit”), which together with the Initial Deposit will be equal to 5% of the Purchase 
Price, payable within seven (7) days of acceptance of this Offer by the Vendor: 
 

   
$ 

     

c) a further deposit (the “Third Deposit”), equal to 5% of the Purchase Price payable upon the date which  is 60 days 
after the date of acceptance of this Offer to Purchase by the Vendor: 
 

  
$ 

     

d) a  further deposit  (the “Fourth Deposit”), equal  to 5% of  the Purchase Price payable on  the  later of:  (a)  the date 
which  is 30 days after the  later of the Amendments  (as defined  in paragraph 12.1 of Schedule “A” hereto) to the 
Disclosure Statement (as defined in paragraph 3.1 of Schedule “A” hereto) have been delivered to the Purchaser; or 
(b) the date which is 90 days after the Third Deposit is payable to the Vendor: 
 

 
$
   

 
     

e) a further deposit (the “Fifth Deposit”) equal to $100 on or before 12 noon on the Completion Date (as hereinafter 
defined in Section 5.1 of Schedule “A” hereto): 
 

  
$
  

     

  (The Initial Deposit, the Second Deposit, the Third Deposit, the Fourth Deposit and the Fifth Deposit collectively, the 
“Deposit”); and     

f) the  balance  (the  “Balance”)  of  the  Purchase  Price,  subject  to  adjustments  described  herein,  payable  on  the 
Completion Date:  $

   
     

All deposits comprising the Deposit will be made payable by cheque, certified cheque or bank draft to Lawson Lundell LLP, “in trust”. 

 



          SL No. ______ Suite No. ______ 
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1.02  The Purchase Price includes the following equipment, appliances and furnishings: 

[a]  one refrigerator  [e]    one stackable washer and dryer  [i]         

[b]  one combination oven / gas range   [f]  window coverings  [j]         

[c]  one dishwasher  [g]  one range hood  [k]         

[d]  one microwave   [h]          [l]         

1.03   Is the Purchaser a “non‐resident” of Canada as defined under the Income Tax Act (Canada)?    YES    NO [check one]. 

1.04  Completion, Possession and Adjustment Dates:  See section 5.1 of Schedule “A” attached hereto.   

1.05 PARKING –  the purchase of  the Strata Lot will also entitle  the Purchaser  to  the exclusive use of _______  residential parking stall(s)  in  the manner 
described  in  the Disclosure  Statement,  the  location  of which  parking  stall  (if  applicable) will  be  determined  by  the  Vendor  in  the Vendor’s  sole 
discretion, all as further described at Section 6.1 of Schedule “A” attached hereto. 

 
SCHEDULES AND ADDENDA 
The provisions of any schedule(s) and addendum(s) attached hereto are incorporated into and form part of this Offer to Purchase and Agreement of Purchase and 
Sale. To the extent that there  is any  inconsistency between any provision of this Offer to Purchase and Agreement of Purchase and Sale and any provision of a 
schedule  or  addendum  attached  hereto,  the  provisions of  the  schedule  or  addendum,  as  applicable, will  govern.  The  following  schedules  and  addenda  are 
attached to this Offer to Purchase and Agreement of Purchase and Sale [check applicable box(es)]: 
 

  Schedule “A”     Acknowledgement to Sales Associate      

  Schedule “B” – Prelim Strata Plan Addendum      Colour Scheme Addendum      

  Receipt of Disclosure Statement           

  Agency Disclosure Addendum           

 
THE TERMS AND CONDITIONS ATTACHED HERETO AS SCHEDULE  “A” AND TERMS AND CONDITIONS CONTAINED  IN ALL OTHER ATTACHED SCHEDULE(S) AND 
ADDENDA FORM PART OF THIS OFFER TO PURCHASE AND AGREEMENT OF PURCHASE AND SALE. READ THEM CAREFULLY BEFORE YOU SIGN. 

This Offer to Purchase and Agreement of Purchase and Sale (the “Offer” and, upon acceptance, the “Agreement”) will be open for acceptance by the Vendor up 
to and including 5:00 PM PST time on the    day of      , 20   and upon acceptance by  the Vendor will be a binding agreement 
for the purchase and sale of the Strata Lot on the terms and conditions contained herein, including the terms and conditions contained in Schedule “A” and any 
other schedules and addenda attached hereto. 

THE PURCHASER HAS EXECUTED THIS OFFER this    day of          , 20  . 
 
 
             
Witness 

             
Purchaser 
 

 

             
Witness 

             
Purchaser 

 

This Offer to Purchase is accepted by the Vendor this ______ day of ________________________ 20___. 

GRANVILLE AVENUE LIMITED PARTNERSHIP by its general partner
GRANVILLE AVENUE GP INC.  
 
 
 
Per:               
  Authorized Signatory 
 

0938938 B.C. LTD. 
 
 
 
 
 
Per:               
  Authorized Signatory 
 

 
DEPOSIT RECEIPT 
In respect of the INITIAL DEPOSIT, the Vendor hereby acknowledges receipt of a cheque, certified cheque or bank draft made payable to “Lawson Lundell LLP ‘in 
Trust’” in the amount of $        . 

Per:            
  Sales Associate 
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SCHEDULE “A” 

1. AGREEMENT 

1.1. The  Purchaser  hereby  agrees  to  purchase  from  the  Vendor  the  Strata  Lot  for  the  Purchase  Price  and  upon  the  terms  and 
conditions  set  forth  in  this Agreement,  including  this  Schedule  “A”  and  any other  schedules  and  addenda  attached  hereto. 
Freehold title to the Strata Lot to be conveyed by the Vendor to the Purchaser on the Completion Date (hereinafter defined) will 
be subject only to: 

(a) the exceptions listed in Section 23(2) of the Land Title Act (British Columbia); 

(b) the charges and encumbrances referred to as “Permitted Encumbrances” in Section 4.3 of the Disclosure Statement; 
and 

(c) claims  of  builders'  liens  if  the  Vendor's  Solicitors  (hereinafter  defined)  have  undertaken  to  remove  same  in 
accordance with Section 10.1(b) hereof 

(collectively the “Permitted Encumbrances”). 

2. DESCRIPTION OF STRATA LOT 

2.1. The Strata Lot will be part of the Development to be constructed on the Lands, substantially as shown on the Preliminary Strata 
Plan. The Purchaser acknowledges that the Strata Lot will include the items set out in Section 1.02 on Page 2 of this Agreement. 

3. PURCHASER ACKNOWLEDGEMENTS 

3.1. Disclosure Statement.  The  Purchaser  acknowledges  that  the  Purchaser  has  received  a  copy  of  the  disclosure 
statement  for the Development dated March 26, 2013  including all amendments thereto,  if any,  filed up to the 
date of this Agreement (collectively, the “Disclosure Statement”) and has been given a reasonable opportunity to 
read and review the Disclosure Statement prior to entering into this Agreement. The execution by the Purchaser 
of  this  Agreement will  constitute  a  confirmation  of  the  Purchaser's  receipt  of  the  Disclosure  Statement.  The 
Disclosure Statement contains provisions explaining the obligations of the owner of the Strata Lot to pay monthly 
contributions to the common expenses of the strata corporation of which the Strata Lot will form part (the “Strata 
Corporation”) and other important matters to be created upon the filing of a strata plan to create the individual 
strata  lots and common property comprising  the Development. The Vendor  recommends  the Purchaser  review 
the Disclosure Statement and all amendments thereto with care.  

3.2. Service  Facilities.    The  Purchaser  acknowledges  that  the Development will  include  service  facilities  and  equipment  such  as 
transformers,  fire  protection  systems  and  equipment,  mechanical  and  electrical  systems  and  equipment,  electrical 
room/closets, utility  rights‐of‐way, and other  such  facilities and equipment  (collectively,  the “Service Facilities”). The Service 
Facilities will be located as required by the City (as hereinafter defined) or as recommended by the Vendor’s consultants and/or 
representatives.  

4. PURCHASE PRICE, DEPOSIT AND PAYMENT 

4.1. The Purchaser will pay the Purchase Price to the Vendor as follows: 

(a) The deposit monies in the amounts set out in Section 1.01 on Page 1 of this Agreement will be paid by the Purchaser 
to  the Vendor's  solicitors,  Lawson  Lundell  LLP  (the  “Vendor's  Solicitors”)  “in  trust”.  The Vendor's  Solicitors will 
deposit  the deposit monies  in a non‐interest bearing account with a Canadian chartered bank,  trust company or 
credit union.  The Purchaser hereby acknowledges and agrees that there will be no interest earned on the Deposit; 
and 

(b) The Balance (as defined on Page 1 of this Agreement) plus or minus adjustments pursuant to Section 5.2 hereof will 
be paid by the Purchaser to the Vendor's Solicitors on the Completion Date by way of certified cheque or bank draft 
in accordance with the provisions of Section 10.1(b) hereof. 

4.2. Subject to Section 4.3 below, the Deposit will be dealt with as follows: 

(a) if the Purchaser completes the purchase of the Strata Lot on the terms and conditions herein contained, then the 
Deposit will form part of and be applied to the Purchase Price and be paid by the Vendor's Solicitors to the Vendor; 

(b) if  the  Purchaser  defaults  on  any  of  the  Purchaser's  obligations  set  out  herein,  the  Vendor may,  at  its  election, 
terminate  this Agreement  by written notice  to  the Purchaser  and,  in  such  event,  the Deposit will  be  absolutely 
forfeited  to  the  Vendor  as  liquidated  damages,  the  parties  agreeing  that  the  same  constitutes  a  genuine  pre‐

Purchaser 

Vendor 
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estimate of the minimum damages the Vendor will suffer, without prejudice to the Vendor's right to pursue other or 
additional damages;  

(c) if this Agreement is terminated in accordance with the terms of any of Sections 5.1, 12.2, 13.2 or 14.2 hereof, then 
the Deposit will be paid by  the Vendor's Solicitors  to  the Purchaser and  the Purchaser will have no  further claim 
against the Vendor; and 

(d) if this Agreement  is not terminated in accordance with the terms of any of Sections 5.1, 12.2, 13.2 or 14.2   hereof 
and the Vendor fails to complete the sale of the Strata Lot on the terms and conditions herein contained, then the 
Deposit will be paid by the Vendor's Solicitors to the Purchaser and the Purchaser will have no further claim against 
the Vendor. 

4.3. The Vendor and the Purchaser hereby irrevocably authorize the Vendor's Solicitors: 

(a) to deal with the Deposit in accordance with the provisions hereof; and 

(b) to interplead the Deposit, at the expense of the party ultimately determined to be entitled to such funds, should any 
dispute arise regarding the obligations of the Vendor's Solicitors with respect to the Deposit. 

4.4. Deposit Protection Contract. The Purchaser understands that under Section 19 of the Real Estate Development Marketing Act 
(British  Columbia),  developers  may  enter  into  a  deposit  protection  contract  (as  defined  in  the  Real  Estate  Development 
Marketing Act (British Columbia) and as discussed in Section 7.1 of the Disclosure Statement) with an approved insurer pursuant 
to which the deposits paid by purchasers of lands which are proposed to be subdivided or strata titled may be released to the 
developer.  As  a  result,  the  Vendor,  at  its  sole  option, may  enter  into  a  deposit  protection  contract  as  provided  by  such 
legislation with respect to the Deposit (or any portion thereof) and the Strata Lot. The Deposit (or such portion thereof) will be 
released  to  the Vendor  in accordance with  such  insurance  contract or  security agreement and  the provisions of Section 4.2 
above will be deemed to have been amended accordingly.  

4.5. Lien Holdback. That portion, if any, of the Purchase Price required by law to be held back by the Purchaser in respect of builders' 
lien claims (the “Lien Holdback”) will be paid on the Completion Date to the Vendor's Solicitors. The Lien Holdback will be held 
in trust by the Vendor's Solicitors pursuant to the Strata Property Act (British Columbia) and Builders Lien Act (British Columbia) 
(or successor statutes) solely  in respect of  lien claims registered  in  the applicable  land  title office  (the “Land Title Office”)  in 
connection with work done at the request of the Vendor. The Vendor's Solicitors are authorized to invest the Lien Holdback in 
an  interest bearing  trust account and  to pay  to  the Vendor on  the earlier of:  (a)  the date  set out  in  the Strata Property Act 
(British Columbia) and/or the Builders Lien Act (British Columbia), and (b) the 56th day after the Strata Lot  is conveyed to the 
Purchaser the Lien Holdback plus interest, if any, accrued thereon, less the amount of any builders' lien claims filed against the 
Strata Lot of which the Purchaser or the Purchaser’s solicitor or notary public (the “Purchaser's Solicitor”) notifies the Vendor's 
Solicitors  in writing  by  4:00  p.m.  on  that  day.  The  Purchaser  hereby  authorizes  the  Vendor  to  bring  any  legal  proceedings 
required  to clear  title  to  the Strata Lot of any  lien claims  filed with  respect  to  the Strata Lot,  including payment of  the Lien 
Holdback into Court if desired by the Vendor. 

5. COMPLETION, POSSESSION AND ADJUSTMENT DATES 

5.1. Completion Date. The Purchaser will pay the Balance (as defined on Page 1 of this Agreement) at the Purchaser's expense by 
way of CERTIFIED CHEQUE or BANK DRAFT  to  the Vendor's Solicitors by NO LATER THAN 4:00 p.m. on  the Completion Date 
(defined below). The completion of the purchase and sale of the Strata Lot will take place on that date (the “Completion Date”) 
specified in a written notice from the Vendor to the Purchaser to be delivered to the Purchaser no later than that date which is 
10 days after the later of (i) the date that title to the Strata Lot is issued in the Land Title Office, and (ii) the date that the Strata 
Lot is ready to be occupied. The Completion Date specified in the aforesaid notice will be no more than 30 days from the date of 
delivery of the notice. Whether the Strata Lot is ready to be occupied refers only to the Strata Lot and not to any other strata lot 
or common property within the Development and the Strata Lot will be deemed to be ready to be occupied on the Completion 
Date if the City of Richmond (the “City”) has given oral or written permission to occupy the Strata Lot, whether such permission 
is temporary, conditional or final. If the Completion Date falls on a Saturday, Sunday, British Columbia statutory holiday or a day 
upon which  the Land Title Office  is not open  for business,  the Completion Date will be  the next  following business day. The 
notice of the Completion Date delivered from the Vendor or the Vendor's Solicitors to the Purchaser or the Purchaser's Solicitor 
may be based on the Vendor's estimate as to when the Strata Lot will be ready to be occupied. If the Strata Lot is not ready to 
be occupied on  the Completion Date  so established,  then  the Vendor may delay  the Completion Date  from  time  to  time as 
required  by notice of  such  delay  to  the  Purchaser or  the  Purchaser's  Solicitor.  If  the Completion Date has not occurred  by 
January 30, 2016 (the “Outside Date”), then either of the Vendor or the Purchaser may at  its option, exercisable by notice  in 
writing from such party to the other, terminate this Agreement and upon such termination, the Deposit will be returned by the 
Vendor to the Purchaser, and each party will be released from all of its obligations to the other hereunder, provided that: 

(a) if  the Vendor  is delayed  from completing  the construction of  the Strata Lot or  satisfying any other conditions of 
closing as a result of earthquake, flood or other act of God, fire, explosion or accident, howsoever caused, act of any 
governmental  authority,  strike,  lockout,  inability  to  obtain  or  delay  in  obtaining  labour,  supplies, materials  or 
equipment, delay or failure by carriers or contractors, breakage or other casualty, climactic condition, interference 
of the Purchaser, or any other event of any nature whatsoever beyond the control of the Vendor, then the Outside 
Date will be extended for a period equivalent to such period of delay; and 
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(b) in addition to any extension of the Outside Date pursuant to Section 5.1(a) and whether or not any delay described 
in Section 5.1(a) has occurred,  the Vendor may, at  its option, elect  to extend  the Outside Date  for up  to  two  (2) 
separate periods of one hundred eighty (180) days each.  This extension right may be exercised by the Vendor upon 
written  notice  to  the  Purchaser  delivered  on  or  before  the  Outside  Date,  as  the  same  may  be  extended  in 
accordance with Section 5.1(a) and this Section 5.1(b).  For clarity, the Vendor may exercise the right to extend the 
Outside Date for the second one hundred eighty (180) day period on or prior to the expiry of the first one hundred 
eighty (180) day extension period. 

The Vendor  confirms  that  it  currently  estimates  that  the Completion Date will occur on or  about  September 30, 2015  (the 
“Estimated Date”).   The Purchaser acknowledges  that  the Estimated Date has been provided by  the Vendor as a matter of 
convenience  only  and  is  not meant  to  be  legally  binding  upon  the  Vendor,  and  that  the  actual  Completion  Date will  be 
established in the manner set out in this Section 5.1 above. 

5.2. Adjustments. The Purchaser will assume all taxes, rates, local improvement assessments, water rates, assessments of the Strata 
Corporation, and all other adjustments both  incoming and outgoing of whatever nature  in  respect of  the  Strata  Lot 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, an estimated portion thereof as determined by the Vendor, acting reasonably, will be allocated to 
the Strata Lot in accordance with its unit entitlement as discussed in the Disclosure Statement.  

5.3. Possession Date. Provided the Vendor's Solicitors have received the Balance (as defined on Page 1 of this Agreement) and all 
other amounts payable by the Purchaser to the Vendor in respect of the Strata Lot on the Completion Date, the Purchaser will 
have  possession  of  the  Strata  Lot  on  the  day  immediately  following  the  Completion Date  after  12:30  pm  (the  “Possession 
Date”). 

5.4. Risk. The Strata  Lot and all other  items  included  in  the purchase and  sale  contemplated  in  this Agreement, will be and will 
remain at the risk of the Vendor until the end of the day on the day before the Completion Date, after which time they will be at 
the risk of the Purchaser. 

5.5. PST Transition.  The Purchaser and the Vendor acknowledge and agree as follows: 

(a) from and after December 1, 2012 the New Housing Transition Tax and Rebate Act, S.B.C. 2012, c. 31 (the “Transition 
Tax Act”) and the New Housing Transition Tax and Rebate Regulations (the “Transition Tax Regulations”) govern the 
transition in British Columbia from the harmonized sales tax (“HST”) to the provincial sales tax (“PST”) plus federal 
goods and services tax system; 

(b) the Purchase Price is exclusive of, and therefore does not include, the following: 

i. tax under the Transition Tax Act (“Transition Tax”); or 

ii. tax under Part IX of the Excise Tax Act (as hereinafter defined)(“GST”); 

(c) if the Purchaser assigns the Rebates to the Vendor in accordance with Section 5.6(a), then the following rebate and 
amount  shall be  taken  into account  in determining  the amount payable  to  the Vendor by  the Purchaser on  the 
Completion Date: 

Rebate  Amount

GST/HST New Housing Rebate:  $         

The Vendor and the Purchaser further acknowledge and agree that the above amount is the Vendor’s best estimate 
as of  the date of  this Agreement, and may differ  from  the  final amount set out on  the closing documents, which 
amounts will be determined in accordance with the Excise Tax Act and the Transition Tax Act; and 

(d) the Vendor is not a “foreign supplier”, as such term is defined under the Transition Tax Act,  

and in accordance with the Transition Tax Act and the Transition Tax Regulations  the Vendor hereby delivers to the Purchaser, 
and the Purchaser acknowledges receipt of, the following notice: 

[the rest of this page is intentionally left blank] 
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NOTICE TO PURCHASER 

If (a) both ownership and possession of newly constructed or substantially renovated housing, or an interest in such housing, transfer on 
or after April 1, 2013 and  (b) either ownership or possession of the housing or interest transfers before April 1, 2015, then   

(i) the 7% provincial component of  the HST and  the B.C. HST new housing  rebate  for primary places of  residence generally will not 
apply,  

(ii) the 2% B.C. transition tax may be payable by the purchaser, and 
(iii) the supplier may be eligible for a B.C. transition rebate in respect of the housing. 
 
For more information refer to 
http://www.cra‐arc.gc.ca/E/pub/gi/notice276/README.html 

 

5.6. HST / GST Rebates.  The Purchaser will pay GST or HST (the “Sales Taxes”), as applicable, in respect of the Purchaser’s purchase 
of the Strata Lot as follows: 

(a) If the Purchaser is eligible for a rebate under the Excise Tax Act, R.S.C. 1985, c. E‐15 (the “Excise Tax Act”) and/or the 
provincial portion of  the HST new housing  rebate  (together,  the  "Rebates"  and  individually,  a  “Rebate”) on  the 
Completion Date, the Purchaser may pay the Purchase Price and the GST and/or HST payable net of the applicable 
Rebates, provided that: 

i. the Purchaser is eligible for one or more of the Rebates and assigns such Rebates to the Vendor pursuant to a 
form of assignment acceptable to the Vendor delivered on or before the Completion Date; 

ii. on or before the Completion Date, the Purchaser delivers to the Vendor the applicable rebate application forms 
for the Rebates in the form prescribed under the Excise Tax Act properly completed and executed; and 

iii. the Purchaser provides to the Vendor on or before the Completion Date a sworn statutory declaration that on 
completion of the transaction, the first person to occupy the Strata Lot will be the Purchaser or a “relation” (as 
defined  in  subsection 254(1) of  the  Excise  Tax Act) of  the Purchaser  and  the  Strata  Lot will be used  as  the 
primary place of residence of the Purchaser or the “relation”, as the case may be. 

(b) If the Purchaser’s claim to one or both of the Rebates, as applicable,  is denied by Canada Revenue Agency for any 
reason whatsoever, the Vendor will not be  liable  in any way for having relied upon the Purchaser’s declaration of 
entitlement.  The Purchaser hereby agrees to indemnify and save the Vendor harmless from any increase in liability 
for the Sales Taxes as a result of the denial of the applicable Rebate and such agreement to indemnify will survive 
the completion of the purchase and sale of the Strata Lot.  Notwithstanding the foregoing, the Vendor reserves the 
right to refuse to accept an assignment from the Purchaser of any applicable Rebate for any reason whatsoever in 
the Vendor’s sole discretion. 

(c) If the Purchaser is not eligible for a Rebate, fails to provide any document referred to in subparagraphs (a)i through 
(a)iii  of this Section 5.6, or otherwise fails to assign the Rebates to the Vendor, or if the Vendor refuses to accept an 
assignment of the Rebates from the Purchaser, as applicable, the Purchaser will be responsible for payment of the 
full amount of the Sales Taxes payable on the Purchase Price. 

6. PARKING AND BICYCLE STORAGE 

6.1. If, pursuant to paragraph 1.05 on Page 2 of this Agreement or as set out in an Addendum to this Agreement, the purchase of the 
Strata Lot will entitle the Purchaser to the exclusive use of one or more residential parking stall(s)  in the manner described  in 
the Disclosure  Statement,  the  Purchaser  acknowledges  that  the  location  of  such  parking  stall(s) will  be  determined  by  the 
Vendor in the Vendor's sole discretion without consultation with the Purchaser. The Purchaser further acknowledges that: 

(a) the configuration and size of the aforesaid parking stall(s) will be determined by the Developer  in the Developer's 
sole discretion and will be subject to change by the Developer without compensation to the Purchaser;  

(b) the aforesaid parking stall(s) may have  limited overhead capacity and/or be designated as a small vehicle parking 
stall as determined by the Developer in the Developer's sole discretion without compensation to the Purchaser; and 

(c) the  aforesaid  parking  stall(s) may  be  equipped  with  charging  stations  for  electric  vehicles,  the  allocation  and 
installation  of  such  feature  to  be  determined  by  the  Developer  in  the  Developer’s  sole  discretion  without 
compensation to the Purchaser. 

The Purchaser hereby  irrevocably and unconditionally waives any claim the Purchaser may have against the Vendor, or other 
entities or person, as the case may be,  in respect of the matters  listed at Sections 6.1(a), (b), and (c) above, which waiver will 
survive the completion of the purchase and sale of the Strata Lot. 
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6.2. If, as set out in an Addendum to this Agreement, the purchase of the Strata Lot will entitle the Purchaser to the exclusive use of 
one or more Bicycle Storage Locker(s) / Space(s) (as such term is defined in the Disclosure Statement) in the manner described 
in the Disclosure Statement, the Purchaser acknowledges that the location of such Bicycle Storage Locker(s) will be determined 
by  the Vendor  in  the Vendor’s sole discretion without consultation with  the Purchaser.   The Purchaser  further acknowledges 
that the configuration and size of the aforesaid Bicycle Storage Locker(s) / Space(s) will be determined by the Developer in the 
Developer's  sole discretion and will be  subject  to change by  the Developer without compensation  to  the Purchaser, and  the 
Purchaser hereby irrevocably and unconditionally waives any claim the Purchaser may have against the Vendor or other entities 
or persons, as the case may be, in respect of the matters outlined in this Section 6.2, which waiver will survive the completion of 
the purchase and sale of the Strata Lot. 

7. REPRESENTATIONS/ENTIRE AGREEMENT 

7.1. The Purchaser acknowledges and agrees that this Agreement constitutes the entire agreement between the parties with respect 
to the sale and purchase of the Strata Lot and supersedes any prior agreements, negotiations or discussions, whether oral or 
written, of the Vendor and the Purchaser, and that there are no representations, warranties, conditions or collateral contracts, 
expressed or implied, statutory or otherwise, or applicable hereto, made by the Vendor, its agents or employees, or any other 
person  on  behalf  of  the  Vendor,  other  than  those  contained  herein  and  in  the  Disclosure  Statement.  For  clarity,  all  sales 
brochures, models, websites,  representative view  sets,  showroom displays, photographs,  illustrations or  renderings or other 
marketing  materials  provided  to  the  Purchaser  or  made  available  for  the  Purchaser's  viewing  do  not  form  part  of  this 
Agreement.  In particular,  the Purchaser acknowledges and agrees  that  the materials,  specifications, details, dimensions and 
floorplans set out  in any materials viewed by the Purchaser are approximate and subject to change without notice in order to 
comply with building site conditions and municipal, structural and Vendor and/or architectural requirements. 

8. CONSTRUCTION  

8.1. The Purchaser  is aware area measurements are approximate and based on  the Preliminary Strata Plan measurements. Final 
floor plans and  surveyed areas may vary. The Strata  Lot  is as  shown on  the Preliminary Strata Plan. The Vendor may make 
alterations to the features and layout of the Strata Lot which are desirable in the discretion of the Vendor. The Vendor reserves 
the  right  to alter  the  common property of  the Development at any  time and  from  time  to  time  if,  in  its  sole opinion,  such 
alteration or alterations  improve  the  structural  integrity of  the Development,  its mechanical  systems,  its ability  to withstand 
water penetration or aesthetics. The proposed dimensions, lot lines and location of the strata lots in the Development are set 
out  in the Preliminary Strata Plan. The actual size, dimensions and/or configuration of the strata lots, balconies, patios and/or 
decks and/or other limited common property as set forth in the final strata plan (the “Final Strata Plan”) for the Development 
may vary from what is depicted on the Preliminary Strata Plan. The areas and dimensions of the strata lots in the Development 
set out  in the marketing materials referred to  in Section 7.1 are approximate and are provided for  information purposes only 
and  are  not  represented  as  being  the  actual  final  areas  and  dimensions  of  the  strata  lots  (including  the  Strata  Lot)  in  the 
Development.  In the event of any discrepancy between the area, size, dimensions,  location and/or configuration of the strata 
lots,  balconies,  patios  and/or  decks  and/or  other  limited  common  property  in  the  Preliminary  Strata  Plan  and/or  any 
architectural plans relating to the Development and/or any marketing materials and the Final Strata Plan, the Final Strata Plan 
will prevail. 

8.2. Shades of engineered and/or laminate hardwood floors may vary due to natural differences in the wood pattern and grain and 
type of stain used.   Similarly, variations  in design, colour shading, distinctive markings, shape, glaze and polish occur  (due  to 
nature or manufacturing process)  in all quartz and other stone materials and  in all ceramic and porcelain  tiles, and grouting.  
Accordingly, uniformity in these and other finishes in the Strata Lot cannot be guaranteed.  Cracks in natural stone, ceramic tile 
and grout caused by structural movement are not the responsibility of the installer or the Vendor.  Variations in design, colour 
shading or distinctive markings may occur.   The following conditions are customary and are not considered defects for which 
corrective  action  is  required:  cracking  of  concrete  topping  and/or  slab; wall  cracking  and/or  door  sagging  due  to  building 
settlement, structural deflection and/or material shrinkage; or, deviations and variations from plans and specifications involving 
paint colour, window and floor coverings, countertops and cabinets, appliances, plumbing and electrical fixtures, hardware and 
other decoration and finish work; or similar conditions that do not result in actual physical damage to the Strata Lot or common 
property of the Development.  The Purchaser hereby irrevocably and unconditionally waives any claim the Purchaser may have 
against the Vendor or other entities or persons, as the case may be, in respect of the matters set out in this section 8.2, which 
waiver will survive the completion of the purchase and sale of the Strata Lot. 

8.3. Subject  to Section 9.1 below,  the Purchaser acknowledges and agrees  that  the neither  the Purchaser nor a Purchaser’s 
representative will be entitled  to have access  to  the Development prior  to  the Possession Date  (as hereinafter defined) 
without the prior written consent of the Vendor, which consent the Vendor may withhold  in  its sole discretion, and then 
only  if accompanied by an authorized representative of the Vendor. The Purchaser hereby releases the Vendor,  including 
the Registered Owner (as such term is hereinafter defined), the Vendor's partners, and their respective directors, officers, 
employees, agents, contractors and representatives (collectively, the “Released Parties”) from and against any  loss, cost, 
damage,  injury or death  resulting  from any act or omission of any one or more of  the Released Parties,  including  that 
arising  from  the negligence of any one or more of  the Released Parties, or any  condition within  the Development and 
agrees  to  indemnify  and  hold  harmless  the  Released  Parties  from  and  against  any  loss,  cost,  damage,  injury  or  death 
resulting from the presence of the Purchaser or any person acting on behalf of the Purchaser in the Development, or any 
act or omission of the Purchaser or any person acting on behalf of the Purchaser while within the Development, and such 
release will survive  the Completion Date, registration of  the Transfer and payment of  the Purchase Price. The Purchaser 
hereby acknowledges and the Vendor hereby confirms that the Vendor has acted as agent for and on behalf of the other 
Released Parties with respect to obtaining the foregoing release and indemnity from the Purchaser for the benefit of such 
Released Parties. 

Purchaser 

Vendor 
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8.4. The Purchaser is aware and acknowledges that: 

(a) noise from the emergency generator will be noticeable during power failures and testing (testing will occur on a 
regular basis as determined by the Strata Corporation from time to time as it deems appropriate); 

(b) the Development has been designed to meet the City’s sound control requirements.   However, there will be noise 
transmissions between floors and other strata  lots as well as from common property and common facilities within 
the Development and from the general environment external to the Development, including commercial/retail units 
adjacent to the Development; and 

(c) the Development is located in proximity to the Vancouver International Airport ("YVR") and while the Development 
is not currently within  the designated  flight paths  to and  from YVR, aircraft arriving and departing  from YVR may 
create noise audible from within the Development. 

The Purchaser hereby  irrevocably and unconditionally waives any claim the Purchaser may have against the Vendor, or other 
entities or person, as the case may be,  in respect of the matters  listed at Sections 8.4(a), (b) and (c) above, which waiver will 
survive the completion of the purchase and sale of the Strata Lot. 

9. PRE‐OCCUPANCY WALK THROUGH  

9.1. The Purchaser or his or her representative and a representative of the Vendor shall inspect the Strata Lot at a reasonable time 
designated by the Vendor by written notice or by telephone prior to the Completion Date.   The Purchaser may, at his or her 
option, forfeit this inspection and will be deemed to be satisfied with and to have accepted the physical condition of the Strata 
Lot (including the existing kitchen, bathroom and other installation, equipment, appliances and furnishings) on the Completion 
Date.   At the conclusion of such pre‐occupancy walk through, a conclusive  list of any defects or deficiencies will be prepared 
(collectively, the “Deficiencies”) which are to be rectified by the Vendor.   The parties or their representatives will sign the  list 
and  the Purchaser will be deemed  to have accepted  the physical  condition of  the Strata  Lot  (including  the existing kitchen, 
bathroom and other installation, equipment, appliances and furnishings) subject only to the Deficiencies. The Vendor will rectify 
those Deficiencies as soon as practicable, which may be after the Completion Date.  The Purchaser agrees to provide the Vendor 
or a representative of the Vendor with access to the Strata Lot during reasonable business hours on 24 hours’ notice to repair 
any outstanding Deficiencies after  the Completion Date.   Should  reasonable access not be provided,  the Vendor  is absolved 
from repairing any Deficiencies outstanding on the Completion Date. The Purchaser acknowledges and agrees that neither the 
Purchaser nor the Purchaser's representatives, agents or assigns will be allowed access to the Strata Lot except for the purpose 
of this pre‐occupancy walk through prior to the Completion Date, except with the express written authorization of the Vendor. 
If there  is any dispute as the Deficiencies, the Vendor shall designate a third party to settle the Deficiencies or the matter  in 
dispute, it being agreed that such determination by such designated third party will be binding upon the parties and need not 
occur prior to the Completion Date.  The Vendor will remedy the Deficiencies noted on the list, or as settled by the designated 
third party, as soon as reasonably possible after the Completion Date, and the parties agree that notwithstanding the existence 
of any Deficiencies on the Completion Date, such will not permit the Purchaser to elect not to complete the purchase of the 
Strata Lot and there will be no deficiency holdback in respect of any Deficiencies which may exist on the Completion Date. 

10. CONVEYANCE, RISK, PERMITTED ENCUMBRANCES 

10.1. Conveyance. 

(a) It will be  the  responsibility of  the Purchaser or  the Purchaser's  Solicitor  to prepare  the documents necessary  to 
complete this transaction including without limitation a freehold transfer (the “Transfer”), in registrable form, and a 
statement  of  adjustments,  and  to  deliver  such  closing  documents  to  the  Vendor's  Solicitors  at  least  three  (3) 
business days prior  to  the Completion Date. The Purchaser will be  responsible  for obtaining all other documents 
required  in order  to  complete  the  transfer of  the  Strata  Lot  to  the Purchaser,  including a  Form  F and a  Form B 
Information Certificate as such forms are described under the Strata Property Act (British Columbia), and the Vendor 
will  not  be  required  to  execute  or  deliver  any  other  agreements,  transfer  documents,  resolutions,  certificates, 
statutory declarations, or assurances whatsoever  to  the Purchaser. The Purchaser agrees  to accept  the Transfer 
executed by the registered owner (the “Registered Owner”) of the Strata Lot, 0938938 B.C. Ltd.,  in satisfaction of 
section 6 of the Property Law Act (British Columbia). 

(b) On the Completion Date, the Vendor will transfer or cause to be transferred title to the Strata Lot to the Purchaser 
free and  clear of all  registered  liens, mortgages,  charges and encumbrances of any nature whatsoever  save and 
except the Permitted Encumbrances and on or before the Completion Date, the Vendor will have taken whatever 
steps are necessary  in order  to obtain or make arrangements  for  the release or discharge of any registered  liens, 
mortgages, charges and encumbrances save and except the Permitted Encumbrances. The Purchaser acknowledges 
and agrees that the Vendor will be using the sale proceeds received from the Purchaser to obtain a partial discharge 
of any construction mortgage and security collateral thereto. The Purchaser's Solicitor will pay the Balance, subject 
to any adjustments as provided herein, on  the Completion Date by way of  certified  cheque or bank draft made 
payable  and  delivered  at  the  Purchasers  expense  to  the  Vendors  Solicitors  in  trust  on  the  Vendor's  Solicitors' 
undertaking  to  pay  the  amount  required  in  a written  statement  of  indebtedness  from  the  holder  of  the  prior 
financial encumbrance  to  legally obligate  the holder of  the prior  financial encumbrance  to provide  the Vendor's 
Solicitors with  a  registrable  discharge  of  such  prior  financial  encumbrance  and  to  register  the  discharge  of  the 
aforesaid charges from title to the Strata Lot and, in the case of a claim of builder's lien, on the Vendor's Solicitors' 
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undertaking  to  pay  the  amount  sufficient  to  cause  same  to  be  discharged  within  thirty  (30)  days  after  the 
Completion Date, or  such  later period of  time as may be necessary  in  the circumstances provided  the Vendor  is 
diligently  proceeding  to  obtain  such  discharge.  If  the  Purchaser  is  relying  upon  a  new mortgage  to  finance  the 
Purchase  Price,  the  Purchaser,  while  still  required  to  pay  the  Balance  of  the  adjusted  Purchase  Price  on  the 
Completion Date, may wait to pay same until after the Transfer and new mortgage documents have been lodged for 
registration  at  the  applicable  Land  Title Office but only  if before  such  lodging  against  title  to  the  Strata  Lot  the 
Purchaser has: 

(i) deposited  in  trust with  the Purchaser's  Solicitor  the  cash balance of  the adjusted Purchase Price not 
being financed by the new mortgage; 

(ii) fulfilled all the new mortgagee's conditions for funding except lodging the Transfer for registration; and 

(iii) made available to the Vendor's Solicitors an undertaking given by the Purchaser's Solicitor to pay on the 
Completion Date the Balance of the adjusted Purchase Price upon the  lodging of the Transfer and the 
new  mortgage  documents  and  the  advance  by  the  new  mortgagee  of  the  mortgage  proceeds  or 
withdraw the Transfer from registration at the Land Title Office. 

10.2. The Purchaser will pay all costs (including the Purchaser's Solicitor's Fees and disbursements) in connection with the completion 
of purchase and  the  sale  (including any  federal and provincial  sales,  value‐added, property  transfer or other  tax other  than 
income tax) required to be paid by the Vendor or the Purchaser in connection with the purchase and sale of the Strata Lot and 
any equipment and appliances  included with  the purchase of  the  Strata  Lot other  than  the  costs of  the Vendor  incurred  in 
clearing title to the Strata Lot of financial encumbrances that are not Permitted Encumbrances and the legal fees of the Vendor. 

11. ASSIGNMENT BY PURCHASER 

11.1. Assignment. Subject to Section 11.2 below, the Purchaser may only assign the Purchaser's interest in this Agreement or direct 
the transfer of the Strata Lot (an “Assignment”) to any other or additional party (an “Assignee”) on or before that date which is 
two (2) months prior to the estimated Completion Date, and in any event, only if: (a) all or the portion of the Deposit required to 
have been paid on or before the proposed date of assignment have been paid; (b) the Vendor's form of assignment agreement 
is used; and (c) the Purchaser has obtained the prior written consent of the Vendor which consent may be arbitrarily withheld. If 
the Vendor's  consent  is  not  obtained,  the Vendor will  not  be  required  to  convey  the  Strata  Lot  to  anyone  other  than  the 
Purchaser named herein on  the Completion Date.  If  the Purchaser  assigns  the Purchaser's  interest  in  the  Strata  Lot or  this 
Agreement or directs the transfer of the Strata Lot to any other or additional party, as consideration for the Vendor agreeing to 
the  Assignment  and  for  any  associated  legal  and  administrative  costs  (the  “Administration  Fee”)  in  connection  with  the 
Assignment, the Purchaser will pay to the Vendor upon execution of the Vendor’s form of assignment agreement, an amount 
equal  to  1.5%  of  each  of:  (i)  the  Purchase  Price;  and  (ii)  any  consideration  received  by  the  Purchaser  in  respect  of  such 
assignment plus Sales Taxes on such amount, provided that the Administration Fee will be reduced to $1,500.00 if the Assignee 
is the Purchaser's spouse, parent, sibling, child, grandparent or grandchild. No assignment by the Purchaser of the Purchaser's 
interest in the Strata Lot or this Agreement or direction of transfer to any other person will release the Purchaser from any of 
the Purchaser's obligations or liabilities hereunder. 

11.2. The  Purchaser  will  not  advertise  or  solicit  offers  from  the  public  nor  list  the  Strata  Lot  on  the Multiple  Listing  Service, 
“Craigslist”, or any other website on the internet with respect to the resale of the Purchaser's interest in the Strata Lot prior to 
the Completion Date  (as defined  in Section 5.1 of  this Agreement) without  the prior, express written consent of  the Vendor, 
which consent may be arbitrarily withheld by the Vendor in the Vendor's sole discretion. 

11.3. By giving  its  consent  to an Assignment  in accordance with  the  terms of  this Article 11,  the Vendor  is not acknowledging or 
approving any of the terms of any such Assignment between the Purchaser and an Assignee except  for:  (i) consenting to the 
assignment of the Purchaser’s interest in this Agreement to such Assignee; or (ii) consenting to the direct transfer of the Strata 
Lot to such Assignee, as applicable.   The Vendor and the Purchaser acknowledge and agree that the Purchaser shall be solely 
responsible, to the exclusion of the Vendor, for ensuring the transactions contemplated by the Assignment are compliant with 
any and all tax withholding, remitting or reporting obligations under the Income Tax Act (Canada). 

12. AMENDMENT 

12.1. Pursuant  to  Policy  Statement  #5  (“PS#5”)  and  Policy  Statement  #6  (“PS#6”)  issued  by  the  Superintendent of Real  Estate,  a 
developer  may  file  a  disclosure  statement  and  market  strata  lots  prior  to  obtaining  a  building  permit  and  a  financing 
commitment provided that an amendment with respect to PS#5 and PS#6 disclosing the particulars of the issued building permit 
and the  financing commitment  (individually an “Amendment” and together, the “Amendments”) to the disclosure statement 
for the development is filed within nine (9) months of the developer filing the original disclosure statement and subject to the 
conditions,  set out  in paragraph below.  The Vendor  and  the Purchaser  acknowledge  and  agree  that  the  Strata  Lot  is being 
offered subject to PS#5 and PS#6. 

12.2. If  the  required Amendments,  referred  to  in paragraph 12.1 hereof, have not been  filed prior  to  the date  the Purchaser has 
executed this Agreement, then notwithstanding anything else herein contained the following applies: 
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(a) this Agreement  is  terminable at  the Purchasers option  if  the Purchaser does not  receive  the Amendment under 
PS#6, which sets out particulars of a satisfactory financing commitment, within twelve (12) months of the date on 
which  the  Vendor  filed  the  Disclosure  Statement  with  the  Superintendent  of  Real  Estate,  until  the  required 
Amendment is received by the Purchaser; 

(b) this Agreement  is  terminable at  the Purchaser's option  if  the Purchaser does not  receive  the Amendment under 
PS#5, which sets out particulars of an  issued building permit, within twelve (12) months of the date on which the 
Vendor  filed  the Disclosure  Statement with  the  Superintendent of Real Estate, until  the  required Amendment  is 
received by the Purchaser; 

(c) this Agreement is terminable at the Purchaser's option within seven (7) days after the Purchaser receives the PS#5 
Amendment, but only if the layout or size of the strata lot, the construction of a major common facility, including a 
recreation centre or clubhouse, or the general layout of the Development  is materially changed by the  issuance of 
the building permit; 

(d) the maximum deposit or down payment payable hereunder is 10% of the Purchase Price; 

(e)  if this Agreement is terminated pursuant to subparagraphs 12.2(a), 12.2(b) or 12.2(c) above, then the Purchaser will 
not incur any financial penalty; and 

(f) all monies  received  by  the Vendor will  be  held  in  trust  by  a  brokerage,  a  solicitor,  or  a  notary  public  until  the 
transaction  is  completed  or  earlier  terminated,  unless  the  Vendor  enters  into  a  deposit  protection  contract  as 
described in paragraph 4.4 of this Agreement. 

13. VENDOR’S RIGHTS TO TERMINATE 

13.1. The Vendor may in its sole discretion terminate this Agreement on written notice to the Purchaser if the Vendor has reasonable 
grounds to suspect that any part of the transaction contemplated by this Agreement is related to the commission or attempted 
commission of a  “money  laundering offence” or a  “terrorist activity  financing offence”, as defined  in  the Proceeds of Crime 
(Money Laundering) and Terrorist Financing Act (Canada) and regulations under such Act, as amended from time to time.  

13.2. The Purchaser acknowledges and agrees that if: 

(a) prior to December 26, 2013 the Vendor has not obtained: 

(i) a building permit from the City of Richmond for the construction of the Development; or 

(ii) a “satisfactory financing commitment” (as such term is defined in PS#6) for the Development; or 

(b) prior  to  December  26,  2013  the  Vendor  has  been  unable  to  sell  a minimum  of  60%  of  the  strata  lots  in  the 
Development (being 76 of a total 126 strata lots); 

then the Vendor will have the right to terminate the Agreement by giving written notice to the Purchaser or the Purchaser’s 
Solicitors,  such written notice  to be delivered no  later  than  January 15, 2014.    If  the Vendor  terminates  this Agreement  in 
accordance with  this section 13.2,  this Agreement will be null and void effective as of  the day  the Vendor delivers notice of 
termination  to  the Purchaser and  the Vendor will  return  to  the Purchaser  that portion of  the Deposit paid by  the Purchaser 
pursuant to this Agreement.  The Purchaser acknowledges and agrees that it is signing this Agreement under seal and that the 
Purchaser will  not  have  any  right  to  revoke  his  or  her  offer  herein while  this Agreement  remains  subject  to  the  foregoing 
termination rights in favour of the Vendor.  The Purchaser acknowledges and agrees that the Vendor will not be liable for any 
damages  or  costs whatsoever  incurred  by  the  Purchaser  resulting  from  any  such  termination  including, without  limitation, 
relocation costs, professional fees and disbursements, opportunity costs,  loss of bargain, damages and/or costs resulting from 
hardship or any other damages or costs incurred by the Purchaser, directly or indirectly, and that this provision will constitute a 
complete defence to any claim that may be made against the Vendor by the Purchaser in respect of the Vendor’s termination of 
this Agreement and any matter associated therewith. 

14. MISCELLANEOUS  

14.1. Time of Essence. Time is of the essence hereof and unless all payments on account of the Purchase Price, subject to adjustments 
thereto as provided for herein, and any other monies payable by the Purchaser hereunder are paid when due, then the Vendor 
may, at the option of the Vendor in its sole discretion, either: 

(a) terminate  this Agreement  by written notice  to  the Purchaser  and,  in  such  event,  the Deposit will  be  absolutely 
forfeited  to  the  Vendor  as  liquidated  damages,  the  parties  agreeing  that  the  same  constitutes  a  genuine  pre‐
estimate of the minimum damages the Vendor will suffer, without prejudice to the Vendor's right to pursue other or 
additional damages and, subject to provisions of the Real Estate Development Marketing Act (British Columbia), the 
Vendor's Solicitors are hereby irrevocably authorized and directed by the Purchaser to pay the amount held by them 
to the Vendor upon written demand therefore by the Vendor; or 
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(b) elect to extend the time  for completion, and revise such terms of this Agreement as may be required  in order to 
accommodate the extension, and to complete the transaction contemplated by this Agreement, in which event the 
Purchaser will pay to the Vendor, in addition to the Purchase Price, interest on the unpaid portion of the Purchase 
Price and other unpaid amounts payable by  the Purchaser hereunder at  the  rate of 3.0% per annum above  the 
annual rate of interest designated by the Vendor's principal bank as its “prime rate”, as that rate may change from 
time  to  time, which  interest will be  calculated daily  from and  including  the date upon which  such payment and 
amounts were due pursuant to the terms hereof to and including the date upon which such payment and amounts 
are paid.  

The Vendor may  terminate  this Agreement at any  time during  the  continuance of  the default by  the Purchaser, even  if  the 
Vendor had previously elected not to terminate this Agreement. If the Purchaser’s default continues beyond the extended date 
for completion established pursuant to Section 14.1(b) the Vendor may thereafter elect to terminate this Agreement or permit a 
further extension pursuant to clause 14.1(a) or 14.1(b), as applicable. 

14.2. Condition Removal. Notwithstanding anything herein contained  to  the contrary,  if  the Purchaser's obligation  to purchase  the 
Strata Lot is subject to one or more conditions, then the conditions will be set out in an addendum attached hereto and if such 
conditions exist then the Vendor may, on written notice delivered to the Purchaser, require the Purchaser to either satisfy or 
waive such conditions by the delivery of written notice to the Vendor within twenty‐four (24) hours from the time the Vendor 
delivers its notice to the Purchaser. If the Purchaser's written notice either satisfying or waiving the Purchaser's conditions is not 
received by  the Vendor within  the  time permitted as aforesaid,  then  this Agreement will  terminate and  the Deposit will be 
promptly refunded to Purchaser. 

14.3. Notices and Tender. Any notice to be given by the Vendor to the Purchaser will be sufficiently given if deposited in any postal 
receptacle in Canada addressed to the Purchaser at the Purchaser's address as set out on the first page of this Agreement or to 
the Purchaser's Solicitor at  its offices and  sent by  regular mail, postage prepaid, or  if delivered by hand or  if  transmitted by 
facsimile or other form of electronic communication capable of producing a printed copy to the Purchaser's Solicitor at its office 
or  to  the  Purchaser.  Such  notice will  be  deemed  to  have  been  received  if  so  delivered  or  transmitted when  delivered  or 
transmitted and if mailed, on the second business day (exclusive of Saturdays, Sundays and British Columbia statutory holidays) 
after such mailing. The address, facsimile number (if any), or electronic mail address (if any) for the Purchaser will be as set out 
on Page 1 of this Agreement or such other address, facsimile number (if any), or electronic mail address (if any), the Purchaser 
has  last notified the Vendor  in writing. Any notice to be delivered to the Purchaser may be delivered to the Purchaser or the 
Purchaser's Solicitor and any notice to be delivered to the Vendor may be given to the Vendor or the Vendor's Solicitors in the 
same manner, and any such notice will be deemed to have been received, as provided for  in the preceding provisions of this 
Section 14.3, in the same manner. Any documents or money to be tendered on the Vendor will be tendered by way of certified 
funds or bank draft  (other  than  the payment of amounts comprising  the Deposit which may be  tendered by way of cheque, 
certified cheque or bank draft) and will be delivered at the Purchaser's expense to the Vendor or the Vendor's Solicitors. 

14.4. Marketing  Activities.  The  Purchaser  agrees  that  after  completion  of  the  transfer  of  the  Strata  Lot  to  the  Purchaser  as 
contemplated by this Agreement, the Vendor or any affiliated entities may retain strata lots in the Development for use as sales 
and administrative offices and/or display suites for marketing purposes or otherwise.  The Purchaser agrees that for so long as 
the Vendor or any affiliated entity  is  the owner or  lessee of any  strata  lots  in  the Development,  the Vendor may  carry out 
marketing, promotional and sales activities within  the common property,  (including parking stalls or recreational  facilities) of 
the Development or strata  lots owned or  leased by the Vendor,  including without  limitation, maintaining display suites, other 
display areas, parking areas and signage (including signage on the exterior of the Development) and permitting public access to 
same for the purpose of marketing any unsold strata lots, in addition, the Vendor may conduct tours of the Development from 
time  to  time with prospective purchasers and hold events or other activities within  the Development  in connection with  the 
marketing and sales activities. 

The Purchaser hereby  irrevocably and unconditionally waives any claim the Purchaser may have against the Vendor, or other 
entities or persons, as  the case may be,  in  respect of  the matters  set out  in  this Section 14.4, which waiver will  survive  the 
Completion Date, registration of the Transfer and payment of the Purchase Price. 

14.5. Municipal  Address,  Strata  Lot Number,  and  Suite Number.  The  Purchaser  acknowledges  that  the municipal  address  of  the 
Development as described on Page 1 hereof as well as the strata lot number and suite number assigned to the Strata Lot as of 
the  date  of  this  Agreement  may  change  prior  to  the  completion  of  the  transfer  of  the  Strata  Lot  to  the  Purchaser  as 
contemplated herein. 

14.6. Governing Law. The Offer to Purchase and this Agreement of Purchase and Sale resulting from the acceptance of the Offer to 
Purchase by the Vendor and all matters arising hereunder will be construed  in accordance with and governed by the  laws of 
British Columbia which will be deemed to be the proper law hereof, and the courts of British Columbia will have the exclusive 
jurisdiction to entertain and determine all claims and disputes arising out of or in any way connected with this Agreement and 
the validity, existence and enforceability hereof. 

14.7. Purchaser Comprising More Than One Party. If the Purchaser is comprised of more than one party, then the obligations of the 
Purchaser hereunder will be the  joint and several obligations of each party comprising the Purchaser and any notice given to 
one of such parties will be deemed to have been given at the same time to both or all of such parties comprising the Purchaser. 

14.8. Contractual Rights. The Offer to Purchase and this Agreement of Purchase and Sale resulting from the acceptance of the Offer to 
Purchase by the Vendor creates contractual rights only and not any interest in land. 
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14.9. Further  Assurances.  The  Purchaser  will  do  all  further  acts  and  things  and  execute  all  such  further  assurances  as may  be 
necessary in the Vendor's opinion to give full effect to the intent and meaning of this Agreement. 

14.10. References. All references to any party, whether a party to this Agreement or not, will be read with such changes in number and 
gender as the context or reference requires. 

14.11. Headings. The headings herein are  for convenience only and do not  form a part of  this Agreement and are not  intended  to 
interpret, define, or limit the scope, extent or intent of this Agreement or any provision hereof. 

14.12. Personal  Information.  The  Purchaser  hereby  consents  to  the  collection,  use,  and  disclosure  by  the  Vendor  of  personal 
information about the Purchaser in connection with the transaction contemplated herein, including for the following purposes: 

(a) to obtain financing for the Vendor; 

(b) to comply with requirements of the Vendor's lenders and bankers;  

(c) to provide services and utilities to the Development and the Strata Lot including telephone, hydro, natural gas, and 
cablevision; 

(d) for insurance and warranty coverage for the Development for carrying out its services; 

(e) to the property management company for the Development for carrying out its services; 

(f) to a mortgage broker,  if  the Purchaser  so  requests,  for  the Purchaser's mortgage application  for  the Purchaser's 
purchase of the Strata Lot; 

(g) to provide such information to the Vendor's Solicitors for all matters relating to this Agreement; 

(h) to carry out and complete the purchase and sale of the Strata Lot to the Purchaser; 

(i) to provide  such  information  to  the Vendor's accountants  for preparation of  financial  statements and  tax  returns 
inducing Sales Tax returns; 

(j) for  reporting  purposes  to  any  trade  or  professional  association  governing  the Vendor  or  any  investigative  body 
having authority over the Vendor to the extent such  information  is required to be reported to such association or 
body;  

(k) to facilitate communications between the Purchaser and the Vendor; 

(l) to  comply with  the Proceeds of Crime  (Money  Laundering) and Terrorist Financing Act  (Canada) and  regulations, 
rules and policies thereunder or relating thereto; 

(m) to comply with  the Freedom of  Information and Privacy Act  (British Columbia) and  regulations,  rules and policies 
thereunder or relating thereto; and 

(n) to disclose the information to any entities affiliated or connected with the Vendor in order that such entity(ies) may 
provide the Purchaser with notice of real estate projects being developed by those affiliated entities. 

The information that may be disclosed pursuant to this consent includes all information in, and copies of, this Agreement and all 
schedules, addenda, attachments, and amendments to this Agreement.  

The Purchaser also agrees to provide to the Vendor, the Vendor’s agents and solicitors, promptly upon request, any additional 
personal  information  not  contained  herein  that  is  required  in order  for  such  person  to  comply with  the  Proceeds  of  Crime 
(Money Laundering) and Terrorist Financing Act (Canada) and regulations, rules and policies thereunder or relating thereto, and 
acknowledges  that  the  foregoing consent applies  to any such personal  information.   The Purchaser covenants and agrees  to 
provide and to cause third parties to provide the Vendor, the Vendor’s  listing agent and the Vendor’s Solicitor with all of the 
information  required  to  comply with  the  Proceeds  of  Crime  (Money  Laundering)  and  Terrorist  Financing  Act  (Canada)  and 
regulations, rules, policies thereunder or relating thereto. 
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EXHIBIT “D” 
 

FORM Y,  NOTICE OF DIFFERENT BYLAWS 

[see attached] 
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EXHIBIT “D” 

FORM Y 

OWNER DEVELOPER'S NOTICE OF DIFFERENT BYLAWS 
(Section 245 (d), Strata Property Act, section 14.6 (2), Regulations) 

 

Re: Strata Plan to be filed with respect to lands located in the City of Richmond and legally described as 
follows: 

[parcel identifier]     [legal description of Strata Lot] 

Parcel Identifier: __________________________ ____________________________________  

(the “Lands”) 

The following or attached bylaws differ from the Standard Bylaws to the Strata Property Act, S.B.C. 1998, c. 43 
(the “Act”) as permitted by Section 120 of the Act: 

SEE ATTACHED SCHEDULE “A” 

Date: ________________________, 20 ____ 

0938938 B.C. Ltd. 
by its authorized signatory 

Per: ___________________________________ 
 Authorized Signatory 

Per: ___________________________________ 
 Authorized Signatory 
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SCHEDULE “A” 
TO FORM Y 

BYLAWS 
of 

THE OWNERS, STRATA PLAN_____________ 

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 contained 
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, S.B.C. 1998, 
c. 43 (the “Act”). For the purposes of these bylaws, “residents” means collectively, owners, tenants and 
occupants and “a resident” means collectively, an owner, a tenant and an occupant. The Schedule of 
Standard Bylaws to the Act does not apply to the strata corporation. 

Duties of Owners, Tenants, Occupants and Visitors 

1. Compliance with bylaws and rules 

1.1 All residents and visitors must comply strictly with the bylaws and rules of the strata corporation 
adopted from time to time. 

2. Compliance with agreements 

2.1 An owner or occupant must comply with the terms and conditions contained within any 
agreement which binds the strata corporation and/or the strata lot, including any agreement 
registered in the applicable land title office against the title to the strata lot and/or the common 
property. 

3. Payment of strata fees and special levies 

3.1 An owner must pay strata fees on or before the first day of the month to which the strata fees 
relate. 

3.2 Where an owner fails to pay strata fees in accordance with bylaw 3.1, outstanding strata fees may 
be subject to an interest charge of up to 10% per annum, compounded annually, which interest 
will be charged at the discretion of the strata council. In addition to interest, failure to pay strata 
fees on the due date will result in a fine of $50.00 for each contravention of bylaw 3.1. 

3.3 An owner must provide the strata corporation or its agent with written authorization for monthly 
automatic debit from the owner's bank account for strata fees for the fiscal year of the strata 
corporation. 

3.4 Failure by an owner to provide written authorization for automatic debit in accordance with 
bylaw 3.3 is a contravention of bylaw 3.3 and the strata corporation will levy a fine of $25.00 for 



2 

 

14423.118127.CT.7948205.4 

each contravention. Each dishonoured automatic debit will be subject to a fine of $25.00 and an 
administration charge of $25.00. 

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

3.6 Failure to pay a special levy on the due date will result in a fine of $200.00 for each contravention 
of bylaw 3.5. 

3.7 Where an owner fails to pay a special levy in accordance with bylaw 3.5, outstanding special 
levies will be subject to an interest charge of 10% per annum, compounded annually. 

4. Repair and maintenance of property by owner 

4.1 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. 

4.2 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. 

5. Use of property 

5.1 A resident or visitor must not use a strata lot, the common property or common assets in a way 
that: 

(a) causes a nuisance or hazard to another person, 

(b) causes unreasonable noise, including unreasonable noise caused by or related to the 
existence of hard surface flooring in the strata lot, 

(c) causes unreasonable impact on hard surface flooring in the strata lot, 

(d) unreasonably interferes with the rights of other persons to use and enjoy the common 
property, common assets or another strata lot, 

(e) is illegal, or 

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

5.2 A resident or visitor must not: 

(a) erect or permit any antennae, satellite dishes, or other reception devices upon or adjoining 
the strata lot without first obtaining the express written consent of the strata council; 

(b) store or operate a barbeque, grill, or other cooking device on the balcony or deck of a 
strata lot or other limited common property other than a gas or propane barbeque located 
no closer than 30 cm. from the exterior wall of the building; 

(c) dispose of cigarettes, cigarette butts or other garbage or refuse from the balcony, deck, 
windows, or any other opening from a strata lot to the outdoors, including sliding screen 
doors, of a strata lot or other limited common property; or 
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(d) conduct a business from a strata lot, except a home-based business as may be permitted 
by the bylaws of the City of Richmond. 

5.3 A resident or visitor must not cause damage, other than reasonable wear and tear, to the common 
property, common assets or those parts of a strata lot which the strata corporation must repair and 
maintain under these bylaws or insure under Section 149 of the Act. 

5.4 A resident must not use, or permit to be used, the strata lot except as a private dwelling home and, 
unless granted prior written approval by the council, a resident must not allow more than two (2) 
persons to occupy a strata lot originally designated by the owner developer as a one bedroom unit 
and not allow more than four (4) persons to occupy a strata lot originally designated by the owner 
developer as a two (2) bedroom unit. For the purposes of this bylaw 5.4, a “person” is defined to 
include children, but exclude visitors staying for less than thirty (30) days with an owner, 
occupant or tenant of a strata lot. 

5.5 An owner is responsible for any damage caused by occupants or tenants of or visitors to such 
owner's strata lot. 

5.6 An owner will indemnify and save harmless the strata corporation from the expense of any 
maintenance, repair or replacement rendered necessary to the common property, limited common 
property, common assets or to any strata lot by the owner's act, omission, negligence or 
carelessness or by that of an owner's visitors, occupants, guests, employees, agents, tenants or a 
member of the owner's family, but only to the extent that such expense is not reimbursed from the 
proceeds received by operation of any insurance policy. In such circumstances, and for the 
purposes of bylaws 5.1 through 5.5, inclusive, any insurance deductible paid or payable by the 
strata corporation will be considered an expense not covered by the proceeds received by the 
strata corporation as insurance coverage and will be charged to the owner. 

5.7 An owner or occupant who alleges hardship as a result of the passage of bylaw 5.4 may appeal to 
the council for permission to be exempt from bylaw 5.4 on the basis of hardship and the council 
must not unreasonably refuse the appeal. 

6. Pets and animals 

6.1 A resident or visitor must not keep any pets on a strata lot or common property or on land that is a 
common asset except in accordance with these bylaws. 

6.2 A resident or visitor must ensure that all animals are leashed or otherwise secured when on the 
common property or on land that is a common asset.  Notwithstanding the foregoing, residents 
and owners may allow dogs to be unleashed within the confines of the dog run located on the 
rooftop podium area of the building (the “Dog Run”), provided the rules of the strata corporation 
relating to the Dog Run are adhered to.   

6.3 A resident must not keep a pet on a strata lot other than one or more of the following: 

(a) a reasonable number of fish or other small aquarium animals; 

(b) up to two (2) caged mammals; 

(c) up to two (2) caged birds; or 
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(d) either: 

(i) two (2) dogs; 

(ii) two (2) cats; or 

(iii) one (1) dog and one (1) cat.  

6.4 Notwithstanding bylaw 6.3(d)(i), a resident must not keep a “dangerous dog”, as such term is 
defined in Section 4.1 of City of Richmond, By-law No. 7138, Dog Licensing By-Law 24 July 
2000 (as amended), on a strata lot without first obtaining the prior written consent of the strata 
council. 

6.5 A resident must not harbour exotic pets, including, not exhaustively, snakes, reptiles, spiders or 
large members of the cat family. 

6.6 A resident must apply to the strata council for written permission to keep a dog, and once 
permission is granted, the pet owner shall register the dog (the “Permitted Pet”) with the council 
within thirty (30) days of the Permitted Pet residing on a strata lot (or the passage of this bylaw) 
and also provide in writing, the name of the Permitted Pet, breed, colour and markings, together 
with the name, strata lot number and telephone number of the pet owner. 

6.7 A resident or visitor must not permit a loose or unleashed Permitted Pet (leashes cannot exceed 
six (6) feet in length) at any time on the common property or on land that is a common asset. A 
Permitted Pet found loose on common property or land that is a common asset will be delivered 
to the municipal pound at the cost of the strata lot owner.  Notwithstanding the foregoing, 
Permitted Pets may be loose or unleashed in the Dog Run, provided the rules of the strata 
corporation relating to the Dog Run are adhered to.   

6.8 A resident must not keep a Permitted Pet which is a nuisance on a strata lot, on common property 
or on land that is a common asset. If a resident has a pet which is not a Permitted Pet or if, in the 
opinion of the council, the Permitted Pet is a nuisance or has caused or is causing an unreasonable 
interference with the use and enjoyment by residents or visitors of a strata lot, common property 
or common assets, the council may order such pet to be removed permanently from the strata lot, 
the common property or common asset or all of them. 

6.9 If a resident contravenes bylaw 6.8, the owner of the strata lot will be subject to a fine of $200.00. 
For clarity, bylaw 29.1 will apply to a contravention of bylaw 6.8. 

6.10 Notwithstanding bylaw 6.9, a resident whose pet contravenes bylaw 6.8 will be subject to an 
immediate injunction application and the owner of the strata lot will be responsible for all 
expenses incurred by the strata corporation to obtain the injunction, including legal costs. 

6.11 A strata lot owner must ensure that a Permitted Pet is kept quiet, controlled and clean. Any 
excrement on common property or on land that is a common asset must be immediately disposed 
of by the owner of the Permitted Pet. 

6.12 A strata lot owner must keep a Permitted Pet only in a strata lot, and must not leave a Permitted 
Pet unattended for prolonged periods of time during the day or night on any balcony, common 
property, or limited common property used by the owner of a strata lot. 
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6.13 A strata lot owner must assume all liability for all actions by a Permitted Pet, regardless of 
whether the owner had knowledge, notice or forewarning of the likelihood of such action. 

6.14 A resident or visitor must not feed birds, rodents or other wild animals from any strata lot, limited 
common property, common property or land that is a common asset. No bird feeders of any kind 
are permitted to be kept on patios, balconies, strata lots, common property or land that is a 
common asset. 

6.15 A resident who contravenes any of bylaws 6.1 to 6.8 (inclusive) and to a contravention of any of 
bylaws 6.11 to 6.14 (inclusive) will be subject to a $200.00 fine. For clarity, bylaw 29.1 will 
apply to a contravention of bylaws 6.1 to 6.8 (inclusive) and to a contravention of any of bylaws 
6.11 to 6.14 (inclusive). 

7. Inform strata corporation 

7.1 An owner must notify the strata corporation of: 

(a) within two (2) weeks of becoming an owner, the owner's name and the name(s) of any 
occupants, strata lot number and mailing address outside the strata plan, if any; and 

(b) any mortgage or other dealing in connection with the strata lot within two (2) weeks of 
such mortgaging or other dealing. 

7.2 On request by the strata corporation, a tenant must inform the strata corporation of the tenant's 
name, contact information, and the strata lot which the tenant occupies. 

8. Obtain approval before altering a strata lot 

8.1 An owner must obtain the written approval of the strata corporation before making or authorizing 
an alteration to a strata lot that involves any of the following: 

(a) the structure of a building; 

(b) the exterior of a building; 

(c) patios, chimneys, stairs, balconies or other things attached to the exterior of a building; 

(d) doors, windows or skylights on the exterior of a building, or that front on the common 
property; 

(e) fences, railings or similar structures that enclose a patio, balcony or yard; 

(f) common property located within the boundaries of a strata lot; 

(g) those parts of the strata lot which the strata corporation must insure under section 149 of 
the Act; and 

(h) wiring, plumbing, piping, heating, air conditioning and other services. 

8.2 The strata corporation must not unreasonably withhold its approval under bylaw 8.1, but may 
require as a condition of its approval that the owner agree, in writing, to take responsibility for 
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any expenses relating to the alteration and to indemnify and hold harmless the strata corporation 
for any future costs in connection with the alteration. 

8.3 An owner intending to apply to the strata corporation for permission to alter a strata lot must 
submit, in writing, detailed plans and written description of the intended alteration. 

9. Obtain approval before altering common property 

9.1 An owner must obtain the written approval of the strata corporation before making or authorizing 
an alteration to common property, including limited common property or common assets. 

9.2 An owner, as part of its application to the strata corporation for permission to alter common 
property, limited common property or common assets, must: 

(a) submit, in writing, detailed plans and description of the intended alteration; 

(b) obtain all applicable permits, licences and approvals from the appropriate governmental 
authorities and provide copies to the strata council; and 

(c) obtain the consent of the owners by written approval of the strata council under bylaw 
9.1. 

9.3 The strata corporation may require, as a condition of its approval, that the owner agree, in writing, 
to certain terms and conditions, including, not exhaustively, the following: 

(a) that alterations be done in accordance with the design or plans approved by the strata 
council or its duly authorized representatives; 

(b) that the standard of work and materials be not less than that of the existing structures; 

(c) that all work and materials necessary for the alteration be at the sole expense of the 
owner; 

(d) that the owner from time to time of the strata lot receiving the benefit of an alteration to 
common property, limited common property or common assets must, for so long as he or 
she remains an owner, be responsible for all present and future maintenance, repairs and 
replacements, increases in insurance, and any damage suffered or cost incurred by the 
strata corporation as a result, directly or indirectly, of the alterations to common property, 
limited common property or common assets; 

(e) that the owner and any subsequent owner on title who receives the benefit of such 
alteration, must, with respect only to claims or demands arising during the time that they 
have been owners, indemnify and hold harmless the strata corporation, its council 
members, employees and agents from any and all claims and demands whatsoever arising 
out of or in any manner attributable to the alteration. Any costs, or expenses incurred by 
the strata corporation as the result of such claim or demand will be the responsibility of 
the owner from time to time of the strata lot who has benefited from the alteration and the 
said costs or expenses incurred must be charged to that owner and will be added to and 
become part of the strata fees of that owner for the month next following the date upon 
which the cost or expenses are incurred, but not necessarily paid by the strata corporation, 
and will become due and payable on the due date of payment of monthly strata fees. 
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9.4 An owner who has altered common property, limited common property or common assets prior to 
the passage of these bylaws will be subject to their content and intent to the extent that any 
damages suffered or costs incurred by the strata corporation as a result, directly or indirectly, of 
the alteration, must be borne by the owner who has benefited from the alteration. 

9.5 An owner who, subsequent to the passage of bylaws 9.1 to 9.3 inclusive, alters common property 
or limited common property without adhering strictly to these bylaws, must restore, at the owner's 
sole expense, the common property, limited common property or common assets, as the case may 
be, to its condition prior to the alteration. If the owner refuses or neglects to restore the alteration 
to its original condition, the strata corporation may conduct the restoration, at the expense of the 
owner who altered the common property or limited common property. The cost of such alteration 
will be added to and become part of the strata fees of that owner for the month next following the 
date on which the cost was incurred and will become due and payable on the due date of payment 
of monthly strata fees. 

10. Renovations/alterations 

10.1 An owner must give the council two (2) working days' prior notice of the scheduled arrival of 
tradespersons or delivery of materials. Tradespersons must be licensed and bonded and maintain 
adequate insurance and WCB coverage. Inadequate notice or work by unlicensed or unbonded 
tradespersons will result in the levy of fines. 

10.2 A resident must not permit any construction debris, materials or packaging to be deposited in the 
strata corporation's disposal containers. 

10.3 An owner must ensure that the delivery of any construction materials is through the parking lot 
and, if in an elevator, the owner must ensure the elevator is protected with proper wall pads and 
floor coverings. An owner must not permit any renovations/alterations materials to be delivered 
through the main lobby. 

10.4 A resident must be responsible to ensure: 

(a) drop cloths are installed and removed daily between the elevators and the strata lot as 
well as between other doors to protect common areas from any spillage or dripping;  

(b) stairs, lobbies and paths through the parking areas are regularly cleaned (and vacuumed at 
the request of the council) and the residential corridor thoroughly vacuumed daily; and 

(c) all tradesperson employed in the renovation/alteration do not cause any damage to the 
common property or the common assets of the strata corporation. 

10.5 An owner must ensure that the hours of work are restricted to 8:00 a.m. to 5:00 p.m., Monday 
through Friday, and 10:00 a.m. to 5:00 p.m., Saturdays, Sundays and statutory holidays. To 
perform renovations/alterations on statutory holidays, an owner must apply for permission in 
writing to the council at least five (5) business days before the holiday date. 

10.6 An owner must be in attendance for all SIGNIFICANT renovations/alterations, the 
determination of SIGNIFICANT will be in the discretion of the council. 
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10.7 An owner performing or contracting with others to perform renovations or alterations will be 
responsible, financially and otherwise, for ensuring that any and all required permits and licences 
are obtained. 

10.8 An owner in contravention of any of bylaws 10.1 to 10.7 (inclusive) will be subject to a fine of 
$200.00 for each contravention, as well as be responsible for any clean up or repair costs. 

11. Permit entry to strata lot 

11.1 A resident or visitor must allow a person authorized by the strata corporation to enter the strata lot 
or limited common property from time to time 

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

(b) at a reasonable time, on 48 hours' written notice, 

(i) to inspect, repair, renew, replace or maintain common property, common assets 
and any portions of a strata lot that are the responsibility of the strata corporation 
to repair, replace, renew and maintain under these bylaws or the Act or to insure 
under section 149 of the Act; 

(ii) to access limited common property appurtenant to such strata lots for the 
purposes of washing windows and other building envelope and maintenance 
requirements; or 

(iii) to ensure a resident's compliance with the Act, bylaws and rules. 

11.2 If forced entry to a strata lot is required due to required emergency access and the inability to 
contact the owner of the strata lot, the owner will be responsible for all costs of forced entry 
incurred by the strata corporation. 

11.3 The notice referred to in bylaw 11.1(b) must include the date and approximate time of entry, and 
the reason for entry. 

Powers and Duties of Strata Corporation 

12. Repair and maintenance of property by strata corporation 

12.1 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; 

(c) limited common property, but the duty to repair and maintain it is restricted to: 

(i) repair and maintenance that in the ordinary course of events occurs less often 
than once a year, and 

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

A. the structure of a building; 
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B. the exterior of a building; 

C. stairs, chimneys, and other things attached to the exterior of a building; 

D. patios and balconies; 

E. doors, windows and skylights on the exterior of a building;  

F. fences, railings and similar structures that enclose patios, balconies and 
yards; 

(d) a strata lot, but the duty to repair and maintain it is restricted to: 

(i) the structure of a building, 

(ii) the exterior of a building, 

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

(iv) doors, windows and skylights on the exterior of a building or that front on 
common property, and 

(v) fences, railings and similar structures that enclose patios, balconies and yards. 

Council 

13. Council size 

13.1 Subject to bylaw 13.2 below and provisions in the Act, the council must have at least three (3) 
and not more than seven (7) members. 

13.2 If the strata plan has fewer than four (4) strata lots or the strata corporation has fewer than four 
(4) owners, all the owners are on the council. 

14. Council eligibility 14.1  

14.1 The spouse of an owner may stand for council. 

14.2 If the owner is a corporation or partnership or other form of business entity, then such entity may 
appoint an individual who may stand for council. 

14.3 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 section 116(1) of the 
Act. 

14.4 No person may stand for council or continue to be on council with respect to a strata lot if there 
are amounts owing to the strata corporation charged against the strata lot in respect of 
administration fees, bank charges, fines, penalties, interest or the costs, including the legal costs, 
of remedying a contravention of the bylaws or rules. 
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14.5 No person may stand for council or continue to be on council with respect to a strata lot if there 
are amounts owing to the strata corporation charged against the strata lot in respect of 
administration fees, bank charges, fines, penalties, interest or the costs, including the legal costs, 
of remedying a contravention of the bylaws or rules for which the owner is responsible under 
section 131 of the Act. 

15. Council members' terms 

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

15.2 A person whose term as council member is ending is eligible for re-election. 

16. Removing council member 

16.1 Unless all the owners are on the council, the strata corporation may, by a resolution passed by a 
majority vote at an annual or special general meeting, remove one (1) or more council members. 
The strata corporation must pass a separate resolution for each council member to be removed. 

16.2 After removing a council member, the strata corporation may hold an election at the same annual 
or special general meeting to replace the council member for the remainder of the term or the 
remaining members of the council may appoint a replacement council member for the remainder 
of the term. 

16.3 If the strata corporation removes all of the council members, the strata corporation must hold an 
election at the same annual or special general meeting to replace the council members for the 
remainder of the term up to, at least, the minimum number of council members required by bylaw 
of the strata corporation for the remainder of the term. 

16.4 The council may appoint the remaining council members necessary to achieve a quorum for the 
strata corporation, even if the absence of the members being replaced leaves the council without a 
quorum. 

16.5 A replacement council member appointed pursuant to bylaws 16.2 and 16.4 may be appointed 
from any person eligible to sit on the council. 

17. Replacing council member 

17.1 If a council member resigns or is unwilling or unable to act, the remaining members of the 
council may appoint a replacement council member for the remainder of the term. 

17.2 A replacement council member may be appointed from any person eligible to sit on the council. 

17.3 The council may appoint a council member under bylaw 17.2 even if the absence of the member 
being replaced leaves the council without a quorum. 

17.4 If all the members of the council resign or are unwilling or unable to act, 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 Strata Property Regulations, B.C. Reg. 43/2000 (the 
“Regulations”) and the bylaws respecting the calling and holding of meetings. 
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18. Officers 

18.1 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, a vice president, a 
secretary and a treasurer. 

18.2 A person may hold more than one (1) office at a time, other than the offices of president and vice 
president. 

18.3 The vice president has the powers and duties of the president. 

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

(b) if the president is removed, or 

(c) for the remainder of the president's term if the president ceases to hold office.  

18.4 The strata council may vote to remove an officer. 

18.5 If an officer other than the president is removed, resigns, is unwilling or unable to act, the council 
members may elect a replacement officer from among themselves for the remainder of the term. 

19. Calling council meetings 

19.1 Any council member may call a council meeting by giving the other council members at least one 
(1) week's notice of the meeting, specifying the reason for calling the meeting. 

19.2 The notice in bylaw 19.1 does not have to be in writing. 

19.3 A council meeting may be held on less than one (1) 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 
either 

(i) consent in advance of the meeting, or 

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

20. Requisition of council hearing 

20.1 By application in writing, a resident may request a hearing at a council meeting stating the 
reasons for the request. 

20.2 Except for a hearing pursuant to section 144 of the Act, if a hearing is requested under bylaw 
20.1, the council must hold a meeting to hear the applicant within one (1) month of the date of 
receipt by the council of the application. 

20.3 If the purpose of the hearing is to seek a decision of the council, the council must give the 
applicant a written decision within one (1) week of the date of the hearing. 
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21. Quorum of council 

21.1 a quorum of the council is 

(a) 1, if the council consists of 1 member, 

(b) 2, if the council consists of 2, 3 or 4 members, 

(c) 3, if the council consists of 5 or 6 members, and 

(d) 4, if the council consists of 7 members. 

21.2 Council members must be present in person at the council meeting to be counted in establishing 
quorum. 

22. Council meetings 

22.1 The council may meet together for the conduct of business, adjourn and otherwise regulate its 
meetings as it thinks fit. 

22.2 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. 

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

22.4 Owners and spouses of owners may attend council meetings as observers. 

22.5 Despite bylaw 22.4, no observers may attend those portions of council meetings that deal with 
any of the following: 

(a) bylaw contravention hearings under section 135 of the Act; 

(b) rental restriction bylaw exemption hearings under section 144 of the Act; or 

(c) any other matters if the presence of observers would, in the council's opinion, 
unreasonably interfere with an individual's privacy. 

23. Voting at council meetings 

23.1 At council meetings, decisions must be made by a majority of council members present in person 
at the meeting. 

23.2 If there is a tie vote at a council meeting, the president may break the tie by casting a second, 
deciding vote. 

23.3 The results of all votes at a council meeting must be recorded in the council meeting minutes. 
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24. Council to inform owners of minutes 

24.1 The council must post or circulate, including via facsimile or another form of electronic 
communication capable of producing a written copy, to owners the minutes of all council 
meetings within two (2) weeks of the meeting, whether or not the minutes have been approved. 

25. Delegation of council's powers and duties 

25.1 Subject to bylaws 25.2, 25.3 and 25.4, the council may delegate some or all of its powers and 
duties to one or more council members or persons who are not members of the council, and may 
revoke the delegation. 

25.2 The council may delegate its spending powers or duties, but only by a resolution that 

(a) delegates the authority to make an expenditure of a specific amount for a specific 
purpose, or 

(b) delegates the general authority to make expenditures in accordance with bylaw 25.3. 

25.3 A delegation of a general authority to make expenditures must 

(a) set a maximum amount that may be spent, and 

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

25.4 The council may not delegate its powers to determine, based on the facts of a particular case, 

(a) whether a person has contravened a bylaw or rule, 

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

(c) whether a person should be denied access to a recreational facility, or 

(d) whether an owner should be granted an exemption from a rental restriction bylaw under 
section 144 of the Act. 

26. Spending restrictions 

26.1 A person may not spend the strata corporation's money unless the person has been delegated the 
power to do so in accordance with these bylaws. 

27. Limitation on liability of council member 

27.1 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. 

27.2 Bylaw 27.1 does not affect a council member's liability, as an owner, for a judgment against the 
strata corporation. 
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27.3 All acts done in good faith by the council are, even if it is afterwards discovered that there was 
some defect in the appointment or continuance in office of a member of council, as valid as if the 
council member had been duly appointed or had duly continued in office. 

Enforcement of Bylaws and Rules 

28. Fines 

28.1 Except where specifically stated to be otherwise in these bylaws, the strata corporation may fine 
an owner or tenant: 

(a) $200.00 for each contravention of a bylaw, and 

(b) $50.00 for each contravention of a rule. 

28.2 The strata council must, if it determines in its discretion that a resident is in repeated 
contravention of any bylaws or rules of the strata corporation, levy fines and the fines so levied 
will be immediately added to the strata fees for the strata lot and will be due and payable together 
with the strata fees for the strata lot in the next month following such contravention. 

29. Continuing contravention 

29.1 Except where specifically stated to be otherwise in these bylaws, if an activity or lack of activity 
that constitutes a contravention of a bylaw or rule continues, without interruption, for longer than 
seven (7) days, a fine may be imposed every seven (7) days. 

Annual and Special General Meetings 

30. Quorum of meeting 

30.1 If within 15 minutes from the time appointed for an annual or special general meeting, a quorum 
is not present, the meeting stands adjourned for a further fifteen (15) minutes on the same day and 
at the same place. If within a further fifteen (15) minutes from the time of the adjournment, a 
quorum is not present, the eligible voters, present in person or by proxy, constitute a quorum. 

This bylaw 30.1 is an alternative to Section 48(3) of the Act. This bylaw does not apply to a 
meeting demanded pursuant to Section 43 of the Act and failure to obtain a quorum for a meeting 
demanded pursuant to Section 43 terminates, and does not adjourn, that meeting. 

31. Person to chair meeting  

31.1 Annual and special general meetings must be chaired by the president of the council. 

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

31.3 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, eligible to 
vote, who are present at the meeting. 
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32. Participation by other than eligible voters 

32.1 Tenants may not attend annual and special general meetings, unless they are eligible to vote. 

32.2 Persons who are not eligible to vote may not participate in the discussion at a meeting. 

32.3 Occupants who are not eligible to vote must leave the meeting if requested to do so by a 
resolution passed by a majority vote at the meeting. 

33. Voting 

33.1 Except on matters requiring a unanimous vote, the vote for a strata lot may not be exercised if the 
strata corporation is entitled to register a lien against that strata lot under section 116(1) of the 
Act. 

33.2 Except on matters requiring a unanimous vote, the vote for a strata lot may not be exercised if 
there are amounts owing to the strata corporation charged against the strata lot in respect of 
administration fees, bank charges, fines, penalties, interest or the costs, including the legal costs, 
of remedying a contravention of the bylaws or rules. 

33.3 Except on matters requiring a unanimous vote, the vote for a strata lot may not be exercised if 
there are amounts owing to the strata corporation charged against the strata lot in respect of 
administration fees, bank charges, fines, penalties, interest or the costs, including the legal costs, 
of remedying a contravention of the bylaws or rules, including legal costs, for which the owner is 
responsible under section 131 of the Act. 

33.4 At an annual or special general meeting, voting cards must be issued to eligible voters. 

33.5 At an annual or special general meeting a vote is decided on a show of voting cards, unless an 
eligible voter requests a precise count. 

33.6 If a precise 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. 

33.7 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. 

33.8 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. 

33.9 Despite anything in bylaws 31.1 to 33.8 (inclusive), an election of council or removal of a council 
member must be held by secret ballot, if the secret ballot is requested by an eligible voter. 

34. Electronic attendance at meetings 

34.1 A person who is eligible to vote may attend an annual or special general meeting by electronic 
means so long as the person and the other participants can communicate with each other. 

34.2 If an annual or special general meeting is held by electronic means with a person, the person is 
deemed to be present in person for the purposes of the meeting. 
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35. Order of business  

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

(a) 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) present to the meeting proof of notice of meeting or waiver of notice; 

(e) approve the agenda;  

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

(g) deal with unfinished business; 

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

(i) ratify any new rules made by the strata corporation under section 125 of the Act; 

(j) report on insurance coverage in accordance with section 154 of the Act, if the meeting is 
an annual general meeting; 

(k) approve the budget for the coming year in accordance with section 103 of the Act, if the 
meeting is an annual general meeting; 

(l) deal with new business, including any matters about which notice has been given under 
section 45 of the Act; 

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

(n) terminate the meeting. 

Voluntary Dispute Resolution 

36. Voluntary dispute resolution 

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

(a) all the parties to the dispute consent, and 

(b) the dispute involves the Act, the Regulations, the bylaws or the rules.  

36.2 A dispute resolution committee consists of 

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

36.3 The dispute resolution committee must attempt to help the disputing parties to voluntarily end the 
dispute. 

Small Claims Court Proceedings 

37. Authorization to proceed 

37.1 The strata corporation may proceed under the Small Claims Act, without further authorization by 
the owners, to recover from an owner or other person, by an action in debt in Small Claims Court, 
money owing to the strata corporation, including money owing as administration fees, bank 
charges, fines, penalties, interest or the costs, including legal costs, of remedying a contravention 
of the bylaws or rules and to recover money which the strata corporation is required to expend as 
a result of the owner's act, omission, negligence or carelessness or by that of an owner's visitors, 
occupants, guests, employees, agents, tenants or a member of the owner's family. 

Marketing Activities by Owner Developer 

38. Display lot 

38.1 Notwithstanding bylaws 39.1 and 47.7 during the time that the owner developer of the strata 
corporation is the owner or lessee of any strata lots, it shall have the right to maintain any strata 
lot or strata lots, whether owned or leased by it, as a display strata lot or sales centre and to carry 
on marketing, sales or leasing functions within such strata lots in order to enable it to sell or lease 
the strata lots. 

38.2 As may be reasonably determined by the owner developer in order to enable or assist it in 
marketing or selling any strata lot within the development, it may: 

(a) use any area of the common property to conduct the marketing, sale or lease of such 
strata lots (including by way of hosting promotional events) for up to sixty (60) months 
after the date of first occupancy of any strata lot within the development; and 

(b) have access to any and all parts of the common property and common facilities for the 
purpose of showing strata lots, the common property and the common facilities to 
prospective purchasers and their representatives for as long as the owner developer 
considers necessary in order to market or sell any such strata lots. 

38.3 Following the deposit of the strata plan for the strata corporation in the Land Title Office, the 
owner developer may continue to carry out for such period as the owner developer determines to 
be necessary or desirable in connection with the marketing of strata lots within the strata 
corporation, marketing and sales activities within the common property, including any strata lots 
owned or leased by the owner developer, including maintaining display suites, other display 
areas, landscaping, parking areas and signage.  The owner developer also reserves the right to 
place signage in and around any unsold strata lots and the common property for the duration of 
the marketing program.  The owner developer will act reasonably in exercising such rights and 
will use reasonable efforts to minimize any interference with the use or enjoyment of the common 
property by the strata lot owners. 
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Marketing Activities by Owners and Occupants 

39. Sale of a strata lot 

39.1 With the exception of the provisions in Bylaw 38, real estate signs must not be displayed in a 
strata lot or on the common property except in the location designated by the strata corporation 
for real estate signs. 

Insurance 

40. Insuring against major perils 

40.1 The strata corporation must insure against major perils, as set out in Regulation 9.1(2), including, 
without limitation, earthquakes. 

Bicycle Storage 

41. Storage areas and bicycle storage 

41.1 A resident must store bicycles and tricycles only in location(s) designated for bicycle storage 
unless otherwise permitted by the strata council. 

41.2 A resident must not store any hazardous, flammable, or dangerous materials/substances in bicycle 
storage areas or on limited common property being used by a resident. 

42. Parking 

42.1 A resident must not permit any oversized, commercial or recreational vehicles including, but not 
exhaustively, boats, trailers and campers, to enter or be parked or stored on common property, 
limited common property or land that is a common asset. 

42.2 A resident must not store unlicensed or uninsured vehicles on the common property, limited 
common property or on land that is a common asset. 

42.3 A resident storing a vehicle must provide proof of insurance to the strata corporation on the 
commencement date of the storage. 

42.4 An owner must not sell, lease or licence parking stalls to any person other than an owner or 
occupant. 

42.5 A resident must park only in the parking stall assigned to the resident, 

42.6 A resident or visitor must not permit a vehicle to be parked or left unattended in a manner that 
interferes with parking stalls, access lanes or no parking zones. 

42.7 Any resident's vehicle parked in violation of bylaw 42.6 will be subject to removal by a towing 
company authorized by council, and all costs associated with such removal will be charged to the 
owner of the strata lot. 

42.8 A resident or visitor must not use any parking area as a work area for carpentry, renovations, 
repairs (including, but not exhaustively, sawing, drilling and the use of any adhesive or hardening 
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compounds) or work on vehicles involving any automotive fluids or paints, motor tune ups or 
mechanical repairs. 

42.9 A resident or visitor operating a vehicle in the parking areas must activate the vehicle's headlights 
and not exceed 10 km/hour. 

42.10 A resident or visitor must not smoke while in the parking area including inside a vehicle.   

42.11 A resident must not park or store any vehicle that drips fluids including oil, antifreeze or gasoline. 
A resident must remove any dripped oil, gasoline or other automotive residue. 

42.12 A resident or visitor must not cause or permit a vehicle: 

(a) to remain idle; or  

(b) to be left unattended and unlocked, 

on common property, limited common property or land that is a common asset for more than 
three (3) consecutive minutes in a sixty (60) minute period. 

Moving 

43. Moving in/out procedures 

43.1 An owner must conform and ensure that any tenants and residents conform to the Move In and 
Move Out rules established by council from time to time. 

43.2 A resident must provide notice to the strata corporation of all moving arrangements at least forty-
eight (48) hours before the moving date. All moves must take place between 9:00 a.m. and 6:00 
p.m., Monday through Friday and 10:00 a.m. to 5:00 p.m. on Saturdays, Sundays and statutory 
holidays. 

43.3 A resident using the elevator during a move must ensure that the ELEVATOR SERVICE KEY 
is used to control the elevator and that the doors are not jammed open in any manner. 

43.4 A resident must ensure that the lobby doors are not left open, ajar or unattended and that furniture 
is not left piled in the lobby area. 

43.5 A resident must ensure that all common areas are left damage free, clean and all hallways and 
lobby areas vacuumed immediately upon completion of the move. 

43.6 With the exception of the initial move in of purchasers who purchased their strata lot from the 
owner developer, a resident must pay a refundable damage deposit of $300.00 (the “Move In / 
Out Deposit”) and a fee of $200 (the “Move In / Out Fee”), whether in or out, forty-eight (48) 
hours prior to any move, and any expenses incurred by the strata corporation attributable to the 
resident and all fines levied in excess of the Move In / Out Fee will be deducted from the Move In 
/ Out Deposit.   

43.7 A resident contravening any of bylaws 43.1 to 43.6 (inclusive) will be subject to a fine of 
$200.00. 
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Appearance of strata lots 

44. Cleanliness 

44.1 A resident must not allow a strata lot to become unsanitary. Rubbish, garbage, and other similar 
refuse must not be thrown, piled or stored in the strata lot, on limited common property, or on 
common property. Any expenses incurred by the strata corporation to remove any such refuse 
will be charged to the strata lot owner. 

44.2 A resident must ensure that ordinary household rubbish, garbage, and other similar refuse is 
securely wrapped and placed in appropriate containers provided for that purpose, that recyclable 
material is disposed of in designated areas, and that material other than recyclable or ordinary 
household refuse and garbage is disposed of appropriately. 

Rentals 

45. Residential rentals 

45.1 Owners are responsible for the actions of their tenants.  Violations of any bylaws and rules of the 
strata corporation by the occupants of a rented strata lot will result in a warning letter to the 
owner and a copy to the tenant.  A second violation will result in a fine to the tenant and/or 
owner.  Owners have ultimate financial responsibility for fines levied against their strata lots 
during the term of a tenancy.  Owners must ensure that their rental agreements contain a clause 
allowing them to charge their tenants for recovery of any fines imposed by the strata council due 
to activity or lack of activity on the part of the tenant, their families, visitors or invitees. 

45.2 Prior to possession of a strata lot by a tenant, an owner must deliver to the tenant the current 
bylaws and rules of the strata corporation and a Notice of Tenant's Responsibilities in Form K. 

45.3 Within two (2) weeks of renting a strata lot, the strata lot owner as the landlord must give the 
strata corporation a copy of the Form K - Notice of Tenant's Responsibilities signed by the tenant, 
in accordance with section 146 of the Act. 

45.4 An owner or resident who contravenes 45.3 will be subject to a fine of $200.00. 

Visitors and Children 

46. Children and supervision 

46.1 Residents are responsible for the conduct of visitors including ensuring that noise is kept at a 
level, in the sole determination of a majority of the council, that will not disturb the rights of quiet 
enjoyment of others. 

46.2 Residents are responsible for the conduct of children residing in their strata lot, including 
ensuring that noise is kept at a level that, in the sole, determination of a majority of the council, 
that will not disturb the quiet enjoyment of others. 

46.3 Residents are responsible and assume full liability for properly supervising activities of children 
including, but not exhaustively, bicycling, skateboarding and hockey. 
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47. Miscellaneous  

47.1 A resident or visitor must not smoke on common property. 

47.2 A resident or visitor must not hinder or restrict sidewalks, entrances, exits, halls,, passageways, 
stairways and other parts of the common property. Hindrance and restriction includes the keeping 
of personal items and garbage. 

47.3 A resident or visitor must not wear or use inline skates, bicycles or skateboards ANYWHERE in 
the building, including a strata lot and any common property and land that is a common asset. 

47.4 A resident or visitor must not display or store any bicycles, unicycles, motorcycles, scooters, or 
any other articles of a similar nature on the balcony, deck or other limited common property of a 
strata lot. 

47.5 A resident must not permit any person to play or loiter in the garden areas, on common property 
or on land that is a common asset, unless such common property or common asset is a 
playground. 

47.6 A resident or visitor must not use common property electrical outlets with the exception of 
parking area outlets used while vacuuming a vehicle or for the purposes of charging electric 
vehicles. 

47.7 Subject to bylaw 38.1, 38.2, 38.3 and 39.1, a resident or owner must not erect or display or permit 
to be erected or displayed any signs, fences, billboards, placards, advertising, notices or other 
fixtures of any kind, including without limitation exterior painting and the addition of wood, 
ironwork, concrete or other materials, on the common property or in a strata lot, unless authorized 
by the council. 

47.8 A resident may post notices on the designated bulletin board, subject to being removed by the 
council if deemed inappropriate or posted for in excess of one week. 

47.9 A resident must ensure that all entrance doors to strata lots are kept closed and kitchen extract 
fans are used when cooking. 

47.10 A resident or visitor must not shake rugs, carpets, mops or dusters of any kind from any balcony, 
window, stairway or other part of a strata lot or common property. 

47.11 A resident must ensure that drapes or blinds visible from the outside of the building are white in 
colour. 

47.12 A resident must ensure that no air conditioning units, laundry, flags, clothing, bedding or other 
articles are hung or displayed from windows, balconies or other parts of the building so that they 
are visible from the outside of the building.  Notwithstanding the foregoing, the restrictions under 
this bylaw 47.12 will not apply to air conditioning units installed by the owner developer. 

47.13 A resident must not display or erect fixtures, poles, clotheslines, racks, storage sheds and similar 
structures permanently or temporarily on limited common property, common property or land 
that is a common asset. The placing of items on the limited common property balconies or patio 
areas will be limited to free standing, self-contained planter boxes or containers, furniture and 
accessories. 



22 

 

14423.118127.CT.7948205.4 

47.14 A resident who installs Christmas or other December holiday lights must install them after 
December 1st of each year and must remove them before January 15th of the following year. 

48. Common Areas 

48.1 The strata council shall administer all common property and any rules and regulations formulated 
by the strata council from time to time shall be binding upon all owners, residents and visitors. 

49. Security 

49.1 Strata lot owners or residents are responsible for anyone they admit onto or about the common 
property, inclusive of agents, servants, licensees, or invitees. 
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RULES OF THE STRATA CORPORATION 

I. Outdoor Amenity 

In addition to the restrictions on use contained at bylaw 5.1, the outdoor amenity located on the podium 
level of the building (the “Outdoor Amenity”) designated as common property shall also be subject to 
the following restrictions: 

(i) no person entitled to use the Outdoor Amenity shall be permitted to access or use the Outdoor 
Amenity past 10:00 p.m. on weekdays and 11:00 p.m. on weekends; and 

(ii) pets will be permitted on the Outdoor Amenity, provided that in no event will pets: 

A. be permitted to urinate and/or defecate on the Outdoor Amenity; or 

B. do any other thing  on the Outdoor Amenity which constitutes a nuisance to any other 
person. 

II. Dog Run 

In addition to the restrictions on use contained at bylaw 5.1, the Dog Run shall be subject to the following 
restrictions: 

(i) no dogs in heat are permitted in the Dog Run; 

(ii) prior to entering the Dog Run, dogs must not be unleashed until they are in the secured entrance 
area; 

(iii) children are not permitted within the Dog Run unless accompanied an adult;  

(iv) owners and residents must clean up after their dogs; and 

(v) only Permitted Pets are allowed in the Dog Run. 
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EXHIBIT “E” 
 

SUMMARY OF EXISTING LEGAL NOTATIONS AND ENCUMBRANCES 

[see attached] 
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EXHIBIT “E” 

HARMONY 

SUMMARY OF EXISTING ENCUMBRANCES AND LEGAL NOTATIONS 

 

I. AS TO BOTH PARCEL “A” AND LOT 9 

1. LEGAL NOTATIONS  

(a) Notice of Interest, Builder’s Lien Act (s. 3(2)), see CA2537471 

This Notice of Interest was filed on May 11, 2012 by the Nominee, as registered owner of the 
Lands, to advise that its interest in the Lands is not bound by a lien claimed under the Builders 
Lien Act (British Columbia) in respect of an improvement on the Lands unless such improvement 
is undertaken at the express request of the Nominee. 

(b) Zoning Regulation and Plan under the Aeronautics Act (Canada) Filed 10.02.1981 
Under No. T 17084 Plan No. 61216 

This legal notation was filed on October 2, 1981 and provides notice that the Lands are affected 
by certain Zoning Regulations with respect to the Vancouver International Airport, Richmond, 
British Columbia.  The Zoning Regulation provides that certain height restrictions are imposed on 
any building or structure on the Lands and that the Lands may not be used for the disposal or 
accumulation of any waste material or any substance edible or attractive to birds. 

2. CHARGES 

(a) Statutory Right of Way J45731 

This encumbrance is a Statutory Right of Way in favour of the City, and was registered against 
title to the Lands on April 24, 1973.  This Statutory Right of Way was granted pursuant to Section 
100A of the Municipalities Enabling and Validating Act (British Columbia), and provides the 
City with rights over a portion of the Lands shown on Plan 43757 (in this paragraph, the “SRW 
Area”).  Under the terms of this Statutory Right of Way the City may enter onto the SRW Area to 
construct, repair, replace and maintain sewers, drains, water and gas mains and various other 
utilities.  The Statutory Right of Way further provides that the registered owner of the Lands may 
not build, erect or place upon the SRW Area anything that will interfere with the rights granted to 
the City.  

(b) Mortgage CA2537532 and Assignment of Rents CA2537533 

This Mortgage and Assignment of Rents are each in favour of Royal Bank of Canada and were 
registered against title to the Lands on May 11, 2012, in connection with the Developer's 
acquisition of the Lands and predevelopment costs. 
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II.  AS TO PARCEL “A” ONLY 

1. LEGAL NOTATIONS 

(a) This Title May be Affected by a Permit Under Part 29 of the Municipal Act, see D.F. 
AC13707 

This legal notation provides notice that Parcel “A” is subject to a development permit issued by 
the City pursuant to section 976 of the Municipal Act.  The development permit was issued on 
November 23, 1987, and does not relate to the Development.  The City has indicated that this 
legal notation will be discharged from title to the Lands in due course. 

III. PENDING APPLICATIONS AS TO BOTH PARCEL “A” AND LOT 9: 

As of the date of this Disclosure Statement, the following encumbrances, plans and legal 
notations are pending applications on title to the Lands which the Developer expects will be fully 
registered in due course: 

(a) Easements CA3033163 and CA3033164 

This instrument, registered on March 14, 2013, contains reciprocal easements with respect to 
crane swing, shoring and encroaching rights in favour of the Nominee, as registered owner of the 
Lands, and the owner of a parcel adjacent to the Lands, legally described as Parcel Identifier: 
002-108-194 Parcel One Section 16 Block 4 North Range 6 West New Westminster District 
Reference Plan 70169 (“Parcel One”).  Pursuant to this agreement, the owner of Parcel One and 
the Nominee granted to each other the full, free, and uninterrupted right, license, and liberty to 
install and leave certain tie-back anchors for the purposes of providing shoring to the portion of 
the excavation undertaken upon the Lands or Parcel One, as the case may be, near the property 
line between the Lands and Parcel One, as applicable. This agreement also permits each of the 
registered owner of Parcel One and the Developer to use the airspace over the other party’s lands 
for the purposes of using the swinging boom of any construction crane which such party uses 
from time to time in connection with the construction of the development upon their respective 
lands. The rights and licenses granted to each party pursuant to this agreement terminate on the 
date on which either the Nominee or the registered owner of Parcel One, as the case may be, 
delivers to the other owner the final occupancy certificate issued by the City of Richmond for the 
development project on either the Lands or Parcel One, as applicable.  

(b) Freehold Transfer CA3036644  

This Application to Deposit Plan was registered with the Land Title Office on March 18, 2013, to 
deposit Subdivision Plan EPP27496.  This application was made by the Developer to subdivide 
the Lands to form the Development Parcel. 

(c) Plan Application CA3036645 

This Application to Deposit Plan was registered with the Land Title Office on March 18, 2013, to 
deposit Explanatory Plan EPP27497.  This application was made by the Developer to deposit the 
plan detailing the Utility Right-of-Way Area (as such term is hereinafter defined). 
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(d) Covenant CA3036646 

This Covenant was registered against title to the Lands on March 18, 2013, and is in favour of the 
City.  Pursuant to this Covenant the registered owner of the Lands must, inter alia:  (i) design 
certain utility and road works (the “Works”) prior to the issuance of any development or building 
permits by the City for any buildings on the Lands; and (ii) complete the construction and 
installation of the Works prior to the final inspection by the City or the occupation of any 
buildings constructed on the Lands.  The Covenant further provides that the registered owner of 
the Lands will maintain and repair the Works in accordance with City standards, and will not 
interfere with the operation of the Works. 

(e) Statutory Right of Way CA3036647 

This Statutory Right of Way was registered against title to the Lands on March 18, 2013 and is in 
favour of the City.  This Statutory Right of Way grants the City and City personnel the right to 
enter onto the portion of the Lands shown on Explanatory Plan EPP27497 (the “Utility Right-of-
Way Area”) for the purposes of constructing and maintaining the Works and to maintain the 
Utility Right-of-Way Area as it sees fit (including the removal of any improvements on the 
Utility Right-of-Way Area that may interfere with the City’s rights to such area).  The City may 
also permit the public to use the Utility Right-of-Way Area once the Works are completed. 

(f) Priority Agreements CA3036648 and CA3036649 

These Priority Agreements grant Covenant CA3036646 and Statutory Right of Way CA3036647 
priority over Mortgage CA2537532 and Assignment of Rents CA2537533. 

(g) Covenant CA3036650 

This Covenant was registered against title to the Lands on March 18, 2013, and is in favour of the 
City.  This Covenant establishes a number of restrictions relating to flood control, including the 
following: (i) the registered owner of the Lands must not construct on the Lands except in 
accordance with the City of Richmond Flood Plain Designation and Protection Bylaw No. 8204; 
(ii) the registered owner of the Lands must not construct certain floor systems on the Lands below 
minimum elevation levels established in the Covenant.  The Covenant further provides that no 
fixed equipment may be installed on the Lands below certain minimum elevation levels. 

(h) Priority Agreement CA3036651 

This Priority Agreement grants Covenant CA3036650 priority over Mortgage CA2537532 and 
Assignment of Rents CA2537533. 

(i) Covenant CA3036652 

This Covenant was registered against title to the Lands on March 18, 2013, and is in favour of the 
City.  The Covenant provides that the registered owner of the Lands must design and construct a 
parking structure on the Lands that meets certain specifications, including an opening adjacent to 
the lane to be constructed along the south property line of the Lands (the “Future Lane”).  The 
opening to be constructed by the Nominee must include an overhead parking gate, and must be 
covered by temporary security fencing until such time as the Future Lane is constructed. The 
Covenant further provides that following the completion of the Future Lane, the registered owner 
of the Lands must remove any temporary fencing restricting access and egress to and from the 
parking structure to the Future Lane, and must cause the overhead parking gate to be operable. 
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(j) Priority Agreement CA3036653 

This Priority Agreement grants Covenant CA3036652 priority over Mortgage CA2537532 and 
Assignment of Rents CA2537533. 

(k) Covenant CA3036654 

This Covenant was registered against title to the Lands on March 18, 2013, and is in favour of the 
City.  It provides that the registered owner of the Lands will design and construct a driveway on 
the Lands along Granville Avenue which limits vehicles entering and exiting the Lands to right 
turn movements only (and that such limitations shall remain in effect after the construction of the 
Future Lane).  This Covenant further obligates the registered owner of the Lands to include the 
plans for such driveway with any plans submitted to the City as part of an application for a 
building permit. 

(l) Priority Agreement CA3036655 

This Priority Agreement grants Covenant CA3036654 priority over Mortgage CA2537532 and 
Assignment of Rents CA2537533. 

(m) Plan Application CA3036656 

This Application to Deposit Plan was registered with the Land Title Office on March 18, 2013, to 
deposit Explanatory Plan EPP27498.  This application was made to deposit the plan detailing the 
Cross-Access Easement Area (as such term is hereinafter defined). 

(n) Easement CA3036657 

This Easement was registered against title to the Lands on March 18, 2013 and is in favour of the 
registered owner(s) of  

Parcel Identifier: 009-017-330 
Lot 1 Section 16 Block 4 North Range 6 West New Westminster District Plan 76336; and 

Parcel Identifier: 004-021-649 
Parcel “D” (RD7938E) of Lot 8 Block “A” Section 16 Block 4 North Range 6 West New 
Westminster District Plan 1262 (together, the “Dominant Tenements”). 

The Easement provides that the registered owners of the Dominant Tenements may use the area 
shown outlined in bold on Explanatory Plan EPP27498 (the “Cross-Access Easement Area”) for 
the purposes of ingress to and egress from the Dominant Tenements.  This Easement provides 
that the owners of the Dominant Tenements will not be entitled to exercise the rights granted to 
them by the Easement, and the registered owner of the Lands may prohibit such access and egress 
until such time as each of the following conditions has been fulfilled: (i) the City has enacted the 
rezoning of the Lands; (ii) the Dominant Tenement(s) are to be redeveloped; and (iii) the 
registered owner of the Dominant Tenements has complied with all requirements of the City in 
respect of their use of the Cross-Access Easement Area. 

(o) Covenant CA3036658 

This Covenant was registered against title to the Lands on March 18, 2013, and is in favour of the 
City.  This Covenant provides, among other things, that the registered owner of the Lands must 
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not suspend the rights granted under Easement CA3036657 and that such Easement will not be 
altered or discharged without the consent of the City. 

(p) Priority Agreements CA3036659 and CA3036660 

These Priority Agreements grant Easement CA3036657 and Covenant CA3036658 priority over 
Mortgage CA2537532 and Assignment of Rents CA2537533. 

(q) Covenant CA3036661 

This Covenant was registered against title to the Lands on March 18, 2013, and is in favour of the 
City.  This Covenant provides that the registered owner of the Lands will install and maintain 
electric vehicle charging outlets for twenty per cent (20%) of the parking spaces constructed on 
the Lands and “pre-ducting” for an additional twenty five per cent (25%) of the parking spaces 
constructed on the Lands that would enable future installation of outlets for such spaces.  This 
Covenant further provides that the registered owner of the Lands must include the plans for such 
outlets with any plans submitted to the City as part of an application for a building permit. 

(r) Priority Agreement CA3036662 

This Priority Agreement grants Covenant CA3036661 priority over Mortgage CA2537532 and 
Assignment of Rents CA2537533. 

(s) Covenant CA3036663 

This Covenant was registered against title to the Lands on March 18, 2013, and is in favour of the 
City.  The Covenant provides, amongst other things, that the Lands may not be subdivided, 
developed and no permits applied for, unless at least seven (7) affordable housing units 
(collectively, the “Affordable Housing Units”) are included in such development or such permit 
application, and establishes certain obligations on the registered owner of the Lands with respect 
to such Affordable Housing Units. 

The Covenant also provides that it is binding upon all strata corporations created upon any 
subdivision of the Lands and that no such strata corporation shall pass any bylaws or approve any 
levies that would: (i) require a resident of an affordable housing unit to pay extra fees for the use 
of any common property or facilities in the Development; or (ii) limit the use of any common 
property or facilities in the Development by an affordable housing unit resident in a way that is 
different from the limits placed on other residents of the Development.  The registered owner of 
the Lands must provide good management and maintenance of the Affordable Housing Units. 

(t) Rent Charge CA3036664 

This Rent Charge was registered against title to the Lands on March 18, 2013 and provides the 
City with the right to secure payment of any amounts payable by the registered owner of the 
Lands pursuant to Covenant CA3036663 by way of a rent charge against the Lands. 

(u) Priority Agreements CA3036665 and CA3036666 

These Priority Agreements grant Covenant CA3036663 and Rent Charge CA3036664 priority 
over Mortgage CA2537532 and Assignment of Rents CA2537533. 
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(v) Covenant CA3036667 

This Covenant was registered against title to the Lands on March 18, 2013, and is in favour of the 
City.  The Covenant provides that the registered owner of the Lands must install and maintain an 
on-site loading space meeting certain specifications (the “On-Site Loading Space”).  This 
Covenant further provides that the registered owner of the Lands must include the plans for the 
On-Site Loading Space with any plans submitted to the City as part of an application for a 
building permit.  The registered owner of the Lands acknowledges that the On-Site Loading 
Space will not be sufficient to accommodate the garbage and cardboard recycling vehicles used 
by the City, and the registered owner of the Lands further agrees that it will not request garbage 
or cardboard recycling pickup from the City, but will instead use private collectors at its own 
expense. 

(w) Priority Agreement CA3036668 

This Priority Agreement grants Covenant CA3036667 priority over Mortgage CA2537532 and 
Assignment of Rents CA2537533. 

(x) Subdivision Plan EPP27496 

This is the subdivision plan was registered by the Developer to subdivide the Lands to form the 
Development Parcel.  

(y) Survey Plan EPP27497 

This explanatory plan was registered at the Land Title Office by the Developer to detail the 
Utility Right-of-Way Area in connection with Statutory Right of Way CA3036647. 

(z)  Survey Plan EPP27498 

This explanatory plan was registered at the Land Titles Office by the Developer to detail the 
Cross-Access Easement Area in connection with Easement CA3036657. 
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EXHIBIT “F” 
 

RENTAL DISCLOSURE STATEMENT 

[see attached]  
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Strata Property Act 
FORM J 

[am. B.C. Reg. 312/2009, s.8.] 
RENTAL DISCLOSURE STATEMENT 

(Section 139) 
 
Re:   Strata Plan to be filed with respect to lands located at 8288 Granville Avenue, Richmond, 

British Columbia currently legally described as: 
 
Parcel Identifier: 003-554-619 
Parcel “A” (RD43490E) Lot 8 Block “A” Section 16 Block 4 North Range 6 West  
New Westminster District Plan 1262 

and 

Parcel Identifier: 004-033-817 
Lot 9 Except Part on Reference Plan 6590 Block “A” Section 16 Block 4 North Range 6 West  
New Westminster District Plan 1262  

  
This rental disclosure statement is the first Rental Disclosure Statement filed in relation to the above-
noted strata plan. 
 
1. The development described above includes one hundred and twenty-six (126) 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 developer intends to rent out each strata lot until the date set out 
opposite its description. 

 
Description of Strata Lot Date Rental Period Expires* 

Nil Not Applicable 

 
* Section 143(2) of the Strata Property Act provides that, if this Rental Disclosure Statement is 
filed after December 31, 2009, a bylaw that prohibits or limits rentals will not apply to a strata 
lot described in this table until the date set out in the table opposite the description of the strata 
lot, whether or not the strata lot is conveyed before that date. 

 
3. In addition to the number 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 one hundred and 
twenty-six (126) residential strata lots, as described below, until the date set out opposite each 
strata lot's description. 

Description of Strata Lot  Date Rental Period Expires* 
 

Strata Lots:  1 through 126, inclusive March 26, 2113 

 
* Section 143(2) of the Strata Property Act provides that, if this Rental Disclosure Statement is 
filed after December 31, 2009, a bylaw that prohibits or limits rentals will not apply to a strata lot 
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described in this table until the date set out in the table opposite the description of the strata lot, 
whether or not the strata lot is conveyed before that date. 

 
4. There is no bylaw of the strata corporation that restricts the rental of strata lots. 

[the next page is the signature page] 
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EXHIBIT “G” 
 

FORM V, SCHEDULE OF UNIT ENTITLEMENT 

[see attached] 



□(a)

Date: March 14, 2013

Signature

OR

□(b)

OR

□(c)

Form V

(Section 245 (a), 246, 264)

SCHEDULE OF UNIT ENTITLEMENT

I, ____ _____, a British Columbia land surveyor, certify that the following table 
reflects the habitable area of each residential strata lot.

RE: Proposed Strata Plan EPS_______ 

P.I.D.: 

Complete and file only the applicable form and schedule

Being a preliminary strata plan of Proposed Lot 1 Section 16 Block 4 North Range 6 West 
New Westminster District Plan EPP27496

Signature of Superintendent of Real Estate

Strata Property Act

_________________________________

a whole 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.

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

Certificate of British Columbia Land Surveyor

the habitable area of the strata lot, in square metres, 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

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

STRATA PLAN CONSISTING ENTIRELY OF RESIDENTIAL STRATA LOTS



Strata Lot No. Sheet No.  Habitable Area in m2
%* of Total Unit 

Entitlement**

1 4 53.6 0.62

2 4 78.5 0.91

3 4 49.6 0.58

4 4 63.6 0.74

5 4 60.8 0.70

6 4 86.2 0.99

7 4 66.5 0.77

8 4 87.8 1.02

9 4 58.8 0.68

10 5 53.6 0.62

11 5 78.5 0.91

12 5 48.8 0.57

13 5 77.2 0.89

14 5 60.1 0.69

15 5 86.2 0.99

16 5 66.5 0.77

17 5 87.8 1.02

18 5 58.8 0.68

19 6 53.6 0.62

20 6 78.5 0.91

21 6 48.8 0.57

22 6 77.2 0.89

23 6 60.1 0.69

24 6 86.2 0.99

25 6 66.5 0.77

26 6 87.8 1.02

27 6 58.8 0.68

28 7 53.6 0.62

29 7 78.5 0.91

30 7 48.8 0.57

31 7 77.2 0.89

32 7 60.1 0.69

33 7 86.2 0.99

34 7 66.5 0.77

35 7 87.8 1.02

36 7 58.8 0.68

37 8 53.6 0.62

38 8 78.5 0.91

39 8 48.8 0.57

59

54

79

49

49

77

60

86

67

88

86

67

88

59

54

79

59

54

79

49

77

60

Unit Entitlement

54

79

50

64

67

61

86

67

88

59

54

79

49

77

60

86

88



Strata Lot No. Sheet No.  Habitable Area in m2
%* of Total Unit 

Entitlement**
Unit Entitlement

40 8 77.2 0.89

41 8 60.1 0.69

42 8 86.2 0.99

43 8 66.5 0.77

44 8 87.8 1.02

45 8 58.8 0.68

46 9 53.6 0.62

47 9 78.5 0.91

48 9 48.8 0.57

49 9 77.2 0.89

50 9 60.1 0.69

51 9 86.2 0.99

52 9 66.5 0.77

53 9 87.8 1.02

54 9 58.8 0.68

55 10 53.6 0.62

56 10 78.5 0.91

57 10 48.8 0.57

58 10 77.2 0.89

59 10 60.1 0.69

60 10 86.2 0.99

61 10 66.5 0.77

62 10 87.8 1.02

63 10 58.8 0.68

64 11 53.6 0.62

65 11 78.5 0.91

66 11 48.8 0.57

67 11 77.2 0.89

68 11 60.1 0.69

69 11 86.2 0.99

70 11 66.5 0.77

71 11 87.8 1.02

72 11 58.8 0.68

73 12 53.6 0.62

74 12 78.5 0.91

75 12 48.8 0.57

76 12 77.2 0.89

77 12 60.1 0.69

78 12 86.2 0.9986

59

54

79

49

77

60

49

77

60

86

67

88

86

67

88

59

54

79

59

54

79

49

77

60

49

77

60

86

67

88

86

67

88

59

54

79

77

60



Strata Lot No. Sheet No.  Habitable Area in m2
%* of Total Unit 

Entitlement**
Unit Entitlement

79 12 66.5 0.77

80 12 87.8 1.02

81 12 58.8 0.68

82 13 53.6 0.62

83 13 78.5 0.91

84 13 48.8 0.57

85 13 77.2 0.89

86 13 60.1 0.69

87 13 86.2 0.99

88 13 66.5 0.77

89 13 87.8 1.02

90 13 58.8 0.68

91 14 53.6 0.62

92 14 78.5 0.91

93 14 48.8 0.57

94 14 77.2 0.89

95 14 60.1 0.69

96 14 86.2 0.99

97 14 66.5 0.77

98 14 87.8 1.02

99 14 58.8 0.68

100 15 53.6 0.62

101 15 78.5 0.91

102 15 48.8 0.57

103 15 77.2 0.89

104 15 60.1 0.69

105 15 86.2 0.99

106 15 66.5 0.77

107 15 87.8 1.02

108 15 58.8 0.68

109 16 53.6 0.62

110 16 78.5 0.91

111 16 48.8 0.57

112 16 77.2 0.89

113 16 60.1 0.69

114 16 86.2 0.99

115 16 66.5 0.77

116 16 87.8 1.02

117 16 58.8 0.68

86

67

88

59

59

54

79

49

77

60

49

77

60

86

67

88

86

67

88

59

54

79

59

54

79

49

77

60

49

77

60

86

67

88

67

88

59

54

79



Strata Lot No. Sheet No.  Habitable Area in m2
%* of Total Unit 

Entitlement**
Unit Entitlement

118 17 53.6 0.62

119 17 78.5 0.91

120 17 48.8 0.57

121 17 77.2 0.89

122 17 60.1 0.69

123 17 86.2 0.99

124 17 66.5 0.77

125 17 87.8 1.02

126 17 58.8 0.68

Total Number of 

Lots:126
8632.9

Total Unit 

Entitlement:
8655

*expression of percentage is for informational purposes only and has no legal effect
** not required for a phase of a phased strata plan

Date: (month day, year)

Signature of Superintendent of Real Estate 
(If submitted under section 264 of the Act)

67

88

54

79

49

77

60

86

Signature of Owner Developer

59
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EXHIBIT “H” 
 

ESTIMATED OPERATING BUDGETS 

[see attached]
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EXHIBIT “I” 
 

MONTHLY ALLOCATION OF 
ESTIMATED OPERATING BUDGETS AMONGST STRATA LOTS 

[see attached]
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EXHIBIT “J” 
 

ZONING BY-LAW 

[see attached]
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EXHIBIT “K” 
 

PARKING / BICYCLE STORAGE LEASE 

[see attached]
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HARMONY 
PARKING / BICYCLE STORAGE LEASE 

THIS LEASE is made as of the  day of , _________. 

BETWEEN: 

Granville Avenue Limited Partnership 

(the “Beneficial Owner”) 

0938938 B.C. Ltd.  

(the “Registered Owner”, together with the Beneficial Owner, the 
“Owner”) 

AND: 

 

(the “Tenant”) 

WHEREAS: 

A. The Owner is the registered and beneficial owner of certain lands and premises located in 
Richmond, British Columbia, and legally described as: 
 

Parcel Identifier: [NTD: LL to confirm once registration of subdivision plan is 
complete] 
Lot 1 Section 16 Block 4 North Range 6 West New Westminster District Plan EPP27496 

 
(the “Lands”); 

B. The Owner has constructed a residential development known as “Harmony” (the 
“Development”) within the building located upon the Lands, and municipally described as 8288 
Granville Avenue, Richmond, B.C., together with a parking facility (the “Parking Facility”); 

C. The Owner has agreed to lease to the Tenant all of the parking stalls (collectively, the 
“Parking Stalls” and individually a “Parking Stall”) and all of the bicycle storage spaces 
(collectively, the “Bicycle Storage Lockers / Spaces” and individually a “Bicycle Storage 
Locker / Space”) constructed or to be constructed within those portions of the Lands shown on 
the plans attached hereto as Schedule A (the “Parking/ Bicycle Storage Area Plan”), all on the 
terms and conditions set out in this Lease and with the right of the Tenant to grant partial 
assignments of the Tenant’s rights under this Lease pertaining to particular Parking Stalls and/or 
Bicycle Storage Locker / Spaces; 
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D. After entering into this Lease, the Owner proposes to subdivide the Lands by means of a 
strata plan (the “Strata Plan”) pursuant to the Strata Property Act (British Columbia) to create 
the Development; and 

E. The Strata Plan will designate the Parking Stalls and the Bicycle Storage Locker / Spaces 
as common property of the strata corporation formed upon the deposit for registration of the 
Strata Plan in the New Westminster Land Title Office (the “Strata Corporation”). 

NOW THEREFORE THIS LEASE WITNESSES that in consideration of the premises and the 
sum of $10.00 of lawful money of Canada now paid by the Tenant to the Owner, the receipt and 
sufficiency of which is hereby acknowledged by the Owner, and in consideration of the mutual 
promises and agreements set forth in this Lease, the parties agree each with the other as follows: 

ARTICLE 1 – GRANT AND TERM 

1.1 Grant  

The Owner hereby demises and leases all of the Parking Stalls and all of the Bicycle Storage 
Locker / Spaces (collectively, the “Leased Premises”) to the Tenant for the Term.  

1.2 Term 

The term of this Lease (the “Term”) shall commence on the ____ day of _________, 20___, and 
shall terminate on the earliest of: 

(a) the date the Strata Corporation is dissolved; 

(b) the date the Strata Corporation files a notice of destruction in prescribed form 
with the registrar of the appropriate Land Title Office following the destruction or 
deemed destruction of the buildings in which the Parking Stalls and the Bicycle 
Storage Locker / Spaces are located; and 

(c) the date that is 999 years after the date of this Lease. 

1.3 Rent 

The parties to this Lease acknowledge that the sum of $10.00 now paid by the Tenant to the 
Owner shall be the only payment which either the Tenant, any assignee of a partial assignment 
under this Lease, or any user of a particular Parking Stall and/or Bicycle Storage Locker / Space 
on an hourly, daily or monthly basis, as the case may be, is required to pay to the Owner for the 
use and enjoyment of such Parking Stall and/or Bicycle Storage Locker / Space. 

1.4 Licence  
 
The Owner agrees that the Tenant may at all times, in common with the Owner and all other persons 
now or hereafter having the express or implied permission of the Owner or having a similar right, 
enter upon and pass over any part of the Lands designated as roadways, stairways, elevators or 
walkways for the purpose of obtaining access to or egress from the Parking Facility or a particular 
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Parking Stall, provided that the operation of vehicles will be restricted to roadways and access by 
foot will be restricted to pedestrian walkways, roadways, stairs and elevators. The Owner will at all 
times provide the Tenant, in its capacity as the tenant of the Parking Facility, with means of access to 
any security devices as necessary to enable the Tenant and subsequent assignees to use and enjoy the 
Parking Facility. 

ARTICLE 2 – SUBDIVISION BY STRATA PLAN 

2.1 Strata Plan 

This Lease and the covenants and obligations of the Owner under this Lease run with and bind 
the Lands, and upon the subdivision of the Lands by means of the Strata Plan such covenants and 
obligations shall: 

(a) continue to run with and bind each subdivided parcel which contains a Parking 
Stall and/or a Bicycle Storage Locker / Space, and 

(b) be automatically assumed by the Strata Corporation as the representative of the 
owners of strata lots within the Development, at which time the Owner shall be 
absolutely released from any obligations or liabilities hereunder. 

2.2 Common Property 

This Lease shall apply only to a portion of the common property which will be created upon the 
deposit for registration of the Strata Plan and shall not at any time burden the title to any 
individual strata lot. 

ARTICLE 3 – MAINTENANCE AND ENCUMBRANCES 

3.1 Maintenance 

The Owner and the Tenant acknowledge and agree that until the deposit for registration of the 
Strata Plan, the Owner will be solely responsible for the control, management and administration 
of the Parking Stalls and the Bicycle Storage Locker / Spaces but thereafter, pursuant to Section 
2, the Strata Corporation shall assume full responsibility for the control, management and 
administration of the Parking Stalls and the Bicycle Storage Locker / Spaces as common 
property in accordance with the provisions of the Strata Property Act (British Columbia) and 
may pass bylaws or make rules and regulations with respect to the Parking Stalls and the Bicycle 
Storage Locker / Spaces PROVIDED THAT such bylaws, rules or regulations do not materially 
interfere with the rights of the Tenant or any subsequent assignee or user under this Lease 
(including the right of the Tenant to partially assign this Lease as it relates to particular Bicycle 
Storage Locker / Spaces and/or Parking Stalls, and to rent the Parking Stalls on an hourly, daily 
and/or monthly basis). 

3.2 Alterations and Repairs 

Until the deposit for registration of the Strata Plan, the Owner will be solely responsible for all 
alterations and repairs to the Parking Stalls and the Bicycle Storage Locker / Spaces and 
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thereafter the Strata Corporation shall assume full responsibility for all such alterations and 
repairs.  Notwithstanding the foregoing, the Tenant may, at any time: 

(a) alter the size, shape, number and/or division among the Parking Stalls and/or 
Bicycle Storage Locker / Spaces; 

(b) designate any area shown on the Parking Plan or Bicycle Storage Locker / Space 
Plan not identified thereon as a Parking Stall and/or Bicycle Storage Locker / 
Space; and 

(c) repair the Parking Stalls, 

all at its sole cost and expense but is not obligated to carry out or perform any such alterations, 
designations or repairs. 

3.3 Subordination 
 
Tenant agrees to subordinate its interest pursuant to this Lease to any financial encumbrance 
registered by Landlord against the Lands. 

3.4 No Right to Encumber 
 
Neither Tenant nor any subsequent assignee under this Lease shall mortgage, charge, pledge or 
otherwise grant their interest in any Parking Stall or Bicycle Storage Locker / Space as security to 
any person. 

ARTICLE 4 - ASSIGNMENT 

4.1 Partial Assignments 

The Tenant may partially assign this Lease and its rights under this Lease pertaining to particular 
Parking Stalls and/or Bicycle Storage Locker / Spaces to purchasers of strata lots within the 
Development or to the Strata Corporation.  Any such assignment shall be for such consideration 
as the Tenant, in its sole discretion, may determine, which consideration may be retained by the 
Tenant for its own benefit.  Any partial assignment by the Tenant, or by any subsequent 
assignee, of this Lease and its rights under this Lease pertaining to a particular Parking Stall or 
Bicycle Storage Locker / Space: 

(a) shall (subject to Section 4.2) be absolute, and the assignee and its guests, lessees, 
successors and permitted assigns shall be entitled to the use and enjoyment of the 
Parking Stall and/or Bicycle Storage Locker / Space so assigned for the balance of 
the Term; 

(b) shall be an assignment of rights to which an assignee shall only be entitled for so 
long as such assignee owns a strata lot within the Development, unless the 
assignment is to the Strata Corporation;  
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(c) may only be assigned to an owner or purchaser of a strata lot within the 
Development, or to the Strata Corporation; and 

(d) shall not be effective until written notice of such assignment (together with a copy 
of such assignment if available) is delivered by the assignee to the Strata 
Corporation with a copy to the Tenant, subject to Section 4.3 of this Lease. 

4.2 Change of Parking Stall / Bicycle Storage Locker / Space 

Notwithstanding any partial assignment of this Lease in respect of any Parking Stall and / or 
Bicycle Storage Locker / Space, the Tenant shall have the right, within 60 days of the original 
assignment of such Parking Stall and / or Bicycle Storage Locker / Space, in its sole discretion 
and without the consent of any assignee to change, as and when and so often as the Tenant 
determines, the Parking Stall and / or Bicycle Storage Locker / Space to which a particular 
assignment pertains by written notice to the subject assignee.   

4.3 Automatic Assignment 

If a holder of an interest in a Parking Stall and/or Bicycle Storage Locker / Space sells all of his 
or her interest in a strata lot within the Development to which such Parking Stall and/or Bicycle 
Storage Locker / Space is at such time appurtenant as shown on the register maintained under 
Section 4.8 hereof without concurrently executing an assignment of such Parking Stall and/or 
Bicycle Storage Locker / Space to another owner or purchaser of that strata lot within the 
Development, then the interest of such holder in such Parking Stall and/or Bicycle Storage 
Locker / Space shall be deemed to have been automatically assigned to and assumed by the 
purchaser of such strata lot without execution of a partial assignment of this Lease with respect 
to such Parking Stall and/or Bicycle Storage Locker / Space or delivery of notice of such partial 
assignment to the Strata Corporation or the Tenant. 

4.4 Exchanges and Transfers 

A holder of an interest in a Parking Stall and/or Bicycle Storage Locker / Space (which holder is 
hereinafter called the “First Owner” and which Parking Stall and/or Bicycle Storage Locker / 
Space is hereinafter called the “First Parking Stall/Bicycle Storage Locker / Space”) may 
exchange his or her interest in the First Parking Stall/Bicycle Storage Locker / Space with the 
holder of an interest in a different Parking Stall and/or Bicycle Storage Locker / Space (which 
holder is hereinafter called the “Second Owner” and which different Parking Stall and/or 
Bicycle Storage Locker / Space is hereinafter called the “Second Parking Stall/Bicycle Storage 
Locker / Space”) for such consideration as the First Owner and the Second Owner may agree.  
Such an exchange shall be accomplished by the First Owner partially assigning this Lease to the 
Second Owner in respect of the First Parking Stall/Bicycle Storage Locker / Space, and the 
Second Owner partially assigning this Lease to the First Owner in respect of the Second 
Stall/Bicycle Storage Locker / Space.  The First Owner and the Second Owner shall each execute 
a partial assignment of this Lease substantially in the form attached hereto as Schedule B.  The 
exchange shall be on the terms set out in subsections 4.1(a) to 4.1(c) and shall not be effective 
until written notice of each assignment (together with a copy of each assignment) is delivered to 
the Strata Corporation, with a copy to the Tenant. 
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4.5 Consents 

Partial assignment of this Lease or for the rental of any Parking Stall and/or Bicycle Storage 
Locker / Space shall not require the consent of the Strata Corporation.  The Strata Corporation 
shall not interfere with or attempt to interrupt or terminate the rights of an assignee under any 
such assignment or of a tenant under any such rental arrangement except as expressly agreed by 
such assignee or tenant, as the case may be. 

4.6 Form of Partial Assignments 

Subject to Section 4.3 hereof, all partial assignments of this Lease shall be substantially in the 
form attached hereto as Schedule B.  No such partial assignment shall be registrable in any land 
title office in the Province of British Columbia by the assignee named therein. 

4.7 Release of Assignors 

Upon the partial assignment (including an automatic assignment pursuant to Section 4.3 hereof) 
of this Lease pertaining to a particular Parking Stall and/or Bicycle Storage Locker / Space, the 
Tenant and any subsequent assignor of an interest in such Parking Stall and/or Bicycle Storage 
Locker / Space shall be automatically and absolutely released from any obligations or liabilities 
under this Lease pertaining to such Parking Stall and/or Bicycle Storage Locker / Space. 

4.8 Register of Partial Assignments 

After the registration of the Strata Plan, the Strata Corporation and, until the time of such 
registration, the Owner, shall maintain a register of all Parking Stalls and Bicycle Storage Locker 
/ Spaces (the “Parking Stall and Bicycle Storage Locker / Space Register”) and shall record 
on the Parking Stall and Bicycle Storage Locker / Space Register each partial assignment of this 
Lease (including any exchanges or transfers pursuant to Section 4.4 hereof), indicating: 

(a) the number of the Parking Stall and/or Bicycle Storage Locker / Space assigned; 

(b) the date of assignment; 

(c) the name and address of the assignee; and 

(d) the number of the strata lot and the number of the strata plan within the 
Development owned by the assignee to which such Parking Stall and/or Bicycle 
Storage Locker / Space is at the time appurtenant or, alternatively, a memorandum 
that the assignee is the Strata Corporation. 

Within seven (7) days of receipt of a request by any owner or prospective purchaser of a strata 
lot within the Development, the Strata Corporation shall provide a certificate to such owner or 
prospective purchaser certifying the name and address of the owner to whom a particular Parking 
Stall and/or Bicycle Storage Locker / Space is assigned and, if applicable, the number of the 
strata lot and the strata plan number within the Development to which such Parking Stall and/or 
Bicycle Storage Locker / Space is at the time appurtenant.  The Strata Corporation may require 
the person requesting such certificate to pay a fee of not more than $10.00. Upon a Strata 
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Corporation becoming aware of a partial assignment pertaining to a particular Parking Stall 
and/or Bicycle Storage Locker / Space under Sections 4.1 or 4.3 hereof, the Strata Corporation 
shall amend the Parking Stall and Bicycle Storage Locker / Space Register to reflect such partial 
assignment. 

4.9 Assignment by Tenant 
 
Upon the deposit of the Strata Plan in the applicable Land Title Office and the assumption of this 
lease by the Strata Corporation, Tenant may assign all, but not less than all, of its rights under this 
lease to the Owner, as tenant, without the consent of the Strata Corporation, provided that Owner 
assumes, in writing, all of the covenants and obligation of Tenant under this Lease and, upon 
execution thereof, the Tenant will be absolutely released from any obligations or liabilities hereunder 
and no longer entitled to the benefit of any rights hereunder. 

ARTICLE 5- MISCELLANEOUS 

5.1 Rental of Parking Stalls by Tenant 

Nothing in this Lease shall prohibit the Tenant from renting the Parking Stalls on an hourly, 
daily and/or monthly or longer term basis to any person, whether such person is the owner of a 
strata lot in the Development or not, in respect of which this Lease has not been partially 
assigned. 

5.2 Form of Agreement 

Each of the parties hereto agree to amend the form of this Lease to meet the requirements of the 
Registrar of the Land Title Office or of any governmental or public authority or as otherwise 
necessary to confirm unto the parties the rights granted in this Lease. 

5.3 Arbitration 

In the event of any dispute or disagreement arising out of this Lease, or the interpretation of any 
provision hereof, the parties hereto agree that such dispute or disagreement shall be resolved by 
arbitration pursuant to the Commercial Arbitration Act (British Columbia), as amended from 
time to time, or any legislation substituted therefor.  Provided that it is understood and agreed 
that this Section 5.3 is not intended to, nor is it to be construed as, preventing the parties hereto, 
or either of them, from seeking injunctive relief from the law courts for damages for breach in 
appropriate cases. 

5.4 Definitions 

Any term defined in the recitals to this Lease shall have the same meaning throughout this Lease. 

5.5 Severability 

If any provision or a portion of a provision of this Lease is found to be illegal or unenforceable, 
then such provision or portion shall be severed from this Lease and this Lease shall be deemed to 
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be so amended and this Lease shall continue in full force and effect subject to only such 
amendment. 

5.6 Effect of Waiver of Breach 

Waiver by either party of the strict performance of any term or condition of this Lease shall not 
constitute a waiver or abrogation of any subsequent breach.  The failure of either party hereto to 
assert any claim in timely fashion for any of its rights or remedies under this Lease shall not be 
construed as a waiver of any such claim and shall not serve to modify, alter or restrict such 
party’s right to assert such claim at any time thereafter. 

5.7 Time 

Time shall be of the essence. 

5.8 Governing Law 

This Lease shall be governed by the laws of the Province of British Columbia. 

5.9 Enurement 

This Lease shall enure to the benefit of and shall be binding upon the parties hereto and their 
respective heirs, executors, administrators, successors and permitted assigns. 

IN WITNESS WHEREOF the parties hereto have executed this Lease as of the year and date 
first above written. 

BY THE OWNER: 
 
GRANVILLE AVENUE LIMITED 
PARTNERSHIP by its general partner 
GRANVILLE AVENUE GP INC.  

Per:   
 Authorized Signatory 

Per:   
 Authorized Signatory 

0938938 B.C. LTD. 

 

Per:   
 Authorized Signatory 

Per:  _________________________ 
 Authorized Signatory 

BY THE TENANT: 
 
 
Per:   
 Authorized Signatory 
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SCHEDULE A 

Parking/ Bicycle Storage Area Plan 

[PLAN TO BE ATTACHED BEFORE COMMENCEMENT DATE] 
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SCHEDULE B 

FORM OF PARKING STALL/STORAGE LOCKER ASSIGNMENT 

THIS ASSIGNMENT made as of the  day of , 201 (the “Effective Date”). 

BETWEEN: 

 

(the “Assignor”) 

AND: 

 

(the “Assignee”) 

 

Re: Assignment of Parking Stall No.    (the “Parking Stall”) and/or Bicycle 
Storage Locker / Space No.    (the “Bicycle Storage Locker / Space”) shown 
on the Parking/ Bicycle Storage Area Plan and located in the Development (as the terms 
“Parking/ Bicycle Storage Area Plan” and “Development” are defined in the Lease, 
and which assignment is hereinafter called the “Assignment”).  

WHEREAS  (the “Owner”), has caused Strata Plan ______________ (the “Strata Plan”) to 
be registered at the New Westminster Land Title Office and thereby created strata lots therein 
(collectively, the “Strata Lots”) and formed a strata corporation (the “Strata Corporation”) 
which, on behalf of the owners of Strata Lots administers the use and occupancy of the 
Development. 

AND WHEREAS the Assignor is the lessee of the Stall and/or Bicycle Storage Locker / Space 
and the Assignee is: (i) the registered owner or purchaser of strata lot    (the “Strata 
Lot”) (Suite No. ____ ) in the Development; or (ii) the Strata Corporation. 

NOW THEREFORE IN CONSIDERATION OF the covenants and agreements set forth in this 
Assignment, the parties hereto agree with each other as follows: 

1. Assignment 

Effective as of the Effective Date, the Assignor hereby assigns to the Assignee its partial interest 
in the lease (the “Lease”) made as of  , 201, made between the Owner, as landlord, and the 
Assignor, as tenant, pertaining to the exclusive right to the lease of the Parking Stall and/or 
Bicycle Storage Locker / Space, as applicable, for the balance of the Term (as defined in the 
Lease) located within the Development.  Subject to Section 4.2 of the Lease, this Assignment 
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shall not be effective until the Assignee has given a copy of this Assignment to each of the Strata 
Corporation and the Assignor. 

2. Assignment Contingent Upon Strata Lot Ownership 

Unless the assignee is the Strata Corporation, or the Assignor, the Assignee, its successors, 
permitted assigns, heirs, executors or administrators shall only be entitled to the rights with 
respect to the Stall and/or Bicycle Storage Locker / Space so long as the Assignee or any of the 
Assignee’s successors, permitted assigns, heirs, executors or administrators owns the Strata Lot. 

3. Compliance. 

The Assignee agrees to use the Parking Stall and/or Bicycle Storage Locker / Space, as 
applicable, in accordance with the bylaws, rules and regulations of the Strata Corporation, but 
only to the extent such bylaws, rules and regulations do not materially interfere with the 
Assignee’s rights under this Assignment. 

4. Sale or Disposition 

The Assignee may only assign its rights under this Assignment in accordance with the Lease. 

5. Acknowledgement 

The Assignee acknowledges having received a copy of the Lease and agrees to be fully bound by 
its terms. 

6. Change of Assigned Stall / Bicycle Storage Locker / Space by Assignor 

The Assignee acknowledges that, notwithstanding the partial assignment of the Lease in respect 
of Parking Stall No.    and / or Bicycle Storage Locker / Space No.    
hereinbefore set out, the Assignor reserves the right, in its sole discretion and without the consent 
of the Assignee, to change, as and when and so often as the Assignor determines, the parking 
stall and / or storage locker to which this partial assignment pertains by written notice to the 
Assignee (a “Change Notice”).  Upon receipt of such a Change Notice, the Assignee shall enter 
into an amending agreement in the form presented by the Assignor with the Change Notice 
amending the parking stall and / or Bicycle Storage Locker / Space to which this partial 
assignment pertains. 

7. Effect of Waiver of Breach 

Waiver by either party of the strict performance of any term or condition of this Assignment 
shall not constitute a waiver or abrogation of any subsequent breach.  The failure of either party 
hereto to assert any claim in timely fashion for any of its rights or remedies under this 
Assignment shall not be construed as a waiver of any such claim and shall not serve to modify, 
alter or restrict such party’s right to assert such claim at any time thereafter. 
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8. Time 

Time shall be of the essence. 

9. Governing Law 

This Assignment shall be governed by the laws of the Province of British Columbia. 

10. Enurement 

This Assignment shall enure to the benefit of and shall be binding upon the parties hereto and 
their respective heirs, executors, administrators, successors and permitted assigns. 

11. Counterparts and Delivery 

This Assignment may be executed in counterparts and delivered by facsimile or other form of 
electronic communication capable of producing a written copy. 

IN WITNESS WHEREOF the parties hereto have executed this Assignment as of the date first 
written above. 

[Assignor] 
 
 
Per:   
 Authorized Signatory 

 
) 
) 
) 
) 
) 
)_______________________________ 
)[Print name of Strata Lot Owner] 
) 
) 
) 
)  

SIGNED, SEALED and DELIVERED by [ Strata 
Lot Owner’s Name] in the presence of: 
 
_________________________________________ 
Witness 
 
_________________________________________ 
Address 
 
_________________________________________ 
Occupation 
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EXHIBIT “L” 
 

ADJACENT LAND MAP 

[see attached]
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EXHIBIT “L” 

HARMONY – 8288 GRANVILLE AVENUE 

ADJACENT LAND MAP 

 

The following land uses are adjacent to the development and are shown in the above map. 

Number 
on Map 
 

Address 
 
 

Currently Consists 
of: 
 

Designated as: 
 
 

1 8360 Granville 
Ave 

2 Storey Auto 
Oriented 
Commercial Building 
 

CA - http://www.richmond.ca/__shared/assets/CA23990.pdf 
Mixed Use-Specialty 
 

2 8391 Bennett Rd 2 and 3 Storey above 
parking Strata Multi 
Family Apartment 
Building 

115 – Land Use Contract RD 81698 
Maximum Height of 3 storeys above parking as per the  
Land Use Contract RD 81698 
Maximum Height of 3 storeys as per the St. Albans Sub-Area Plan 
 

3 8351 Bennett Rd 3 Storey above 
parking Rental Multi 
Family Apartment 
Building 

115 - Land Use Contract RD 81698 
Maximum Height of 3 storeys above parking as per the  
Land Use Contract RD 81698 
Maximum Height of 3 storeys as per the St. Albans Sub-Area Plan 
 

    4 8291 Bennett Rd 3 Storey Rental Multi 
Family Apartment 
Building 

115 - Land Use Contract RD 81698 
Maximum Height of 3 storeys above parking as per the  
Land Use Contract RD 81698 
Maximum Height of 3 storeys as per the St. Albans Sub-Area Plan 

http://www.richmond.ca/__shared/assets/CA23990.pdf
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Number 
on Map 
 

Address 
 
 

Currently Consists 
of: 
 

Designated as: 
 
 

5 8260 Granville 
Ave 

2 Storey Auto 
Oriented 
Commercial Building 
 

CA - http://www.richmond.ca/__shared/assets/CA23990.pdf 
Mixed Use-Specialty 
 

6 8240 Granville 
Ave 

1 Storey Auto 
Oriented 
Commercial Building 
 

CA - http://www.richmond.ca/__shared/assets/CA23990.pdf 
Mixed Use-Specialty 
 

7 8231 Granville 
Ave 

3 Storey above 
parking Strata Multi 
Family Apartment 
Building 

138 - Land Use Contract RD 83784 
Maximum Height of 3 storeys above parking as per the  
Land Use Contract RD 83784 
Maximum Height of 25m as per the City of Richmond City Centre  
Area Plan 
 

8 8400 Anderson 
Rd 

4 Storey above 
parking Strata Multi 
Family Apartment 
Building 
 

ZLR17 - http://www.richmond.ca/__shared/assets/ZLR1724104.pdf 
Maximum Height of 25m 
 
 

*The information above is current as of February 2013. All Zoning, Land Use Information, and City web 
links are subject to change. Potential purchasers may access up to date information relating to the 
permitted land uses of properties adjacent to the Lands via the City’s website 
(http://www.richmond.ca/cityhall/bylaws/zoningbylaw8500/about8500.htm), however the Developer 
does not warrant the accuracy of any information published on such website, and any potential 
purchasers must contact the City directly in order to obtain the most current and accurate available 
information. 

 

http://www.richmond.ca/__shared/assets/CA23990.pdf
http://www.richmond.ca/__shared/assets/CA23990.pdf
http://www.richmond.ca/__shared/assets/ZLR1724104.pdf
http://www.richmond.ca/cityhall/bylaws/zoningbylaw8500/about8500.htm


 

 
 

14423.118127.CT.8951488.6 

 
 

EXHIBIT “M” 
AFFORDABLE HOUSING AGREEMENT 

[see attached] 
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EXHIBIT “N” 
AFFORDABLE HOUSING COVENANT 

[see attached] 

 
















































