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IN THE SUPREME COURT O BRITISH COLUMBIA

Re: THE OWNERS, STRATA PLAN VR456
IN THE MATTER OF IMVISION 2 OF PART 16 OF THE STRATA PROPERTY ACT, SBC
1998, . 43

AEFIDAVIT

], Dan Jacob Sennenschein, of 601- 1083 Wost 13th Avenue, Vancouver, 13.0. SWEAR THA'L:

I [ am the Owner of Strata Lot 6 ("SL6™) within the Petitioner, The Owners, Strata Plan
VR456 (the "Strate Corporation™), and as such have personal knowledge of the facts and
matters herein deposed lo save and except where the same are slated to be based on
information and belicf and where so stated | believe the same to be true.

2, [have owned SL& since November of 2000, | was a member of the Strata Council unti] the
appointment of the Admintstrator, Garth Cambrey. According 1o the Bylaws of the Strata
Corporation, all registered owners arc Sirata Council members,

La2

[ swear this Affidavit on my own behalf of and with the awtherity of the Administrator who
has been appointed to cxercise fl of the powers and perform zl] of the duties of the Strat
Corporation,

4. [have read the Facts noted in Part 2 of the Petition of the Strata Corporation and, except
as ntherwiss noted beiow, the facts noted herein are true and accuwrate to the best of my
information and belief,

Buckground

5. Strata Plan VR4356, which is commonly kaown as “Spruce West”, is a condominium
complex focaled in Vancouver, 13.C. and consists of 51 residential strata lots in one sixe
storey butlding, and associated comraon praperty. The strata lots comprising the Spruce
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West complex have the following civic address: Units I through 6 at 1089 West 13tk
Avenne, Vancouver, B.C.

. According to the strata plan filed in the Land Title Office in or shout Aupust 2, 1977, the
sprice West complex was developed in a single phase. Attached and marked as Exhibit
“A" to this my affidavit is a true copy of the registered strata plan.

7. The Petitioners in B.C. Supreme Cowrt Action Niumther NEW-5-S-272743 {the
*MacLemman Petition™}, Tracey MacLennan and Suzanne Ioster, are siblings and cxecyutors
of their deceased father's estalc, which includes strata ol 5 {“SL5™), unit 501, in the
bmai | dinge.

8. Ms. MacLeman and Ms. Fosler are repistered owners of $L5 and, according to court
docunents filed inthe MacLennan Petition, were joinity granted a vote on the strata council
in about fune 2018, [ note the Strata Corporation bylaws statc all owners serve on the strata
council. Attached and marked as Exhibit “B” to this my affidavil is a truc copy of the
MacLennan Petition,

9. Gatth Cambrey (the “Administrator™) was appointed as the Administrator 1o the Strats
Corporation for a one-vear term commencing Aprit 17, 2020. The terms of this
Appointraent are set out in a consent order of the Supreme Court of B.C dated April 17,
210 {“Appoiniment Order™), Attached and marked as Exhibit ©C" to this my affidavit is
a frue copy of the Appointment Ozder. 1 signed the Appointment Order on my own hehalfl

£0. It is my understanding that the Administrator’s appointment was extended until November
30, 2021 by a consent order filed on April 15 2020 (the “Renewal Order™). Attached and
matked as Exhibi¢ “D” to this my affidavit is 4 true copy of the Renewal Order, I signed
the Renewal Order on my own behalf,

11, Fnote that during the time that Mr. Cambrey has been invelved with the Strata Corporation,
Lesperance Mendes Lawyers has provided legal advice to the Administrator regarding the
proposed winding up of the Strata Corpuration and salc of the Spruce West corpiex to a
single purchaser.

12, The Strate Corpovation discassed retaining independent tegal advice at the Annual General
Meeting held on Fuly 13 2020 (the “July 2020 AGM™) and the Speeial Gencral Meeting
held on September 2, 2020 (the “September 2020 SGM™. As of today, the Strata
Corporation has net epled to obtain independent lepal advice. Attached and marked as
Exiibits “E™ and *F* to this my affidavit iz a true copy of the July 2020 AGM Meeting
Minules and September 2020 SGM Meeting Minues.

Meed for Significant Repairs

13, The Spruce West complex is now appreximately 43 years of age and is in need of
significant and costly repairs.
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14.1 have obscrved major water leaking into my unit, SL6, for over 15 vears. | have also
observed visible signs of mouid in my unit, along with drywall dumage in thece areas,

15. On March 17, 2009 | received 2 home inspection report commissioned and paid for by me,
covering both my unit and parts of the building (the “Mome Inspection Report™). The repart
shows evidence of water ingress and mould finto $1.6 as woll as other significant problems
it the building. Attached and marked as Exhibit “G™ to this my affidavit is a troe copy of
the Home Inspection Report.

16, Subsequently, | have observed water ingress into SL5, the unit directly below My unit,
which has shown signs of increasing damage over the years. Based on observations 1 have
made, there are stgns of mould, ceiling and other deywall dumage,

17.In 2017, the Strata Corporation retained Spratt Emanuel Engineering Lid, (“Spratt™} to
comduet a visual inspection of the Strata Corperation’s building, with a primary foeus on
the building cavelope. Spratt issued a report dated January 2, 2018 (hat was ypdated March
6, 2018 1o include the majn roof (“Spratt Report™),

18. The Spratt report concluded the building had been poorly maintained and that many
building envelope and structural components required immediate repair “to mairmain 1o
safety und occupant fivability”. Attached and marked as Exhibit “H” to this my affidavit
is & true copy of the Spratt Report.

1%, the Spratt Report recommended replacement of ali exterior windows and doors to curvent
building code requirements, rain sereen stucco cladding, failed steel-stud frame stacco
walls, conerete repairs, and the main and parkade roofs. It also stated that the steel brackets
connecting the exit stairs ko the extertor wall had {ailed and that new brackets were required
immediately, followed by proper fire slopping between the statrs and concrete sidewalls,
Spratt estimated its recommended repaits would cost 1 1XLO00  (approximately
$183,000.840 per unith,

20, In April 2018, the City of Vancouver (“City™) Issucd a work ovder for the Strata
Corporation to take inuncdiate sleps to repair the exit stairway structural concerns and Gre
slopping.

21. Based on conversations with Ms, Tracey Macl.ennan and rcading the Spratt Report, the
water mgzess from my unit bas migrated through the cracks in the floor slab to cause water
ingress into 51.5. There is active watcr ingress, wet and mouldy drywall, and rotted carpet
in SL5.

22. The Strata Corporation retained a second engincering firm, Reid Jones Clmistoffersen Lid.
{"RICT} in late 2018 to conduct another viscal review of the building envelope and parkade
striuciure of Spruce West.

23, RIC issued #s report on December 19, 2038 (“RIC Report™). The conclusions contained in
the RIC Report mirrored those of the Spratt Report, except that RIC recommended a repair
strategy over $ years and furlher investigation into the exit stairway concerns were
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recommended. RJC estimated the cost of the repaiss to be about $1,680,000. Attached and
marked as Exhibit “I” to his my affidavit is a true copy of the RIC Report,

24, On July 11, 2019, the City extended the deadiinc of the City Woek Order until Aupust 19,
2019 {the "Cilys Extensien”). The Strata Corporation did not address the City Work Order,
except for the instailation of prouting, which was not the “proper fire stopping”
recomumended by the Spratt Report. Tt is my understanding the City inspector did not find
tis aceeptable. Attached and marked as Exhibit “J” to this my affidavit is a true copy of
the City's Extension,

25. The Admimnistrater has provided the owners regular updates through email and general
mestings including the following:

a.

[OPFI5ad; 1)

Hmails dated October 19, and 29, 2020 regarding property purchase and sale
updates {a trie copy of the email exchanpe between the Administrator and the
owners attached and marked ag Exhibit “¥™),

Email dated November 3, 2020 rearding an update on the Cily Work Order (a trae
copy of the email cxchange between the Administrator and Paul Mendes regarding,
the update to the owners attached and marked as Exhibit “1.7);

Iimail dated November 6, 2020 regarding property purchase and sale updates (a
true copy of the emnail exchange between the Adminisirator and the owners attached
and matked as Exhibit “M*);

A Special General Meeting held on Decomber 8, 2020 (the “December 2020

SOM™) held over Zoom (s true copy of the December 2020 SGM mesting minuntes
is afttached and marked as Exhilydt “N™,

Email dated December 18, 2020 regarding an update on the exit steirs repair
guedation {a frue copy of the email exchange hetween the Administrator and the
pwners attached and marked as Kxhibit #0™;

Limaii dated January 1%, 202! reparding an update on the Ciy Work Order and
Strala windup process (a true copy of the ematl cxchange between the
Administater and Paud Mendes reparding the update 1o the owners is atlached and
marked as Exhibit “P™};

A Special (reneral Meeting held on February [T, 2021 {the “February 2021 SGM™)
held over Zoom (a true copy of the Fobrumy 2021 SGM meeting minutes is
allached and marked as Exhibit “0™); and

Iimai dated March 13, 2021 regarding a general update o the Strata Corporation
{a trac copy of the cmail cxchange between the Administrator and the owners
allached and marked as Exhibit “R™).



26. On November 3, 2020 the Administrator wrote to the owners that the proposals for the stair
repairs exceeded the amount of funds raised at the July 2020 AGM and that the
Administrator decided to call the December 2020 AGM to consider a % vote for a special
levy to raise an additional $25,311.00

27. At the December 2020 SGM, the Strata Corporation did not approve the proposed ¥ vote
resolution for the exit stairs repairs was defeated as it only received approval from 50% of
the owners’ votes. Attached and marked as Exhibit “S” to this my affidavit is a true copy
of the December 2020 SGM Meeting Minutes.

28. On December 24, 2020 a City representative came to the Strata for a site meeting regarding
the status of repairs. On January 26, 2021, an order from the City requiring a building
permit for the exit stairs be made by February 25, 2021 was posted on the front entrance
of the Spruce West complex (the “January 2021 Order”). It is my understanding that the
Administrator also received a copy of the January 2021 Order. Attached and marked as
Exhibit “T” to this my affidavit is a true copy of the January 2021 Order.

29. On February 11, 2021 the Administrator called an SGM (the “February 2020 SGM”) and
advised the owners that if the Administrator did not receive written waivers of notice from
all owners by February 10, 2021, he would consider making application to the BC Supreme
Court to impose a special levy. All owners waived the meeting notice, and the February
2021 SGM was held. The proposed $25,311 special levy needed to complete the exit stair
work was approved with payment due April 1, 2021.

SWORN BEFORE ME' at Vancouver,
British Columbia, this /4 day of June,
2021
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A Comfmissioner for taking Affidavits
for British Columbia

Dan Jacob Sonnenschein

St N Siaitl N’ Nt Nt Mot N,

Megan J. Buchanan

Lawye
550-000 HOWE STRE;.T
VANCOUVE B.C.V6Z
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This is Exhibit "A" reforred to in the affidavit
of , Dan Sonnenschein affirmed before me gn

June | 4, 2071 )
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This 15 Exhiblt “B” referred 1o in the affldavit
of, Dan Sonnenschein affirmed hefore me on

June H, 2021
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SUPRENE COAIRT
ns 1z
ERLTIEH COLUMBLS

SEAL .
1f-Jdan-20

: N, Gourt Fife No. NEW.5-8-222743
NEW WESTMINSTER EEGISTRY

e Weshninsrer

REGIETHRY

IN THE SUPREME COTURT OF BRITISH COLUMBIA

BETWEEN:

TRACEY ANNE MACEIENNAN AND SUZANNTE ELISE FOSTER,
EXECUTORS of the Will of
COLIN MACKENZIE MACLENNAN, DECEASED

PETITIONERS

THE O'WNERS, STRATA PLAN VR 456

RESPONDENT
PETI{ION TO THE COURT

O NOTICE TO:
The Owmers, Strate Plan VR 456

cfo Suite 101 - 626 West Pender Street
Yaneouver, BC V6B 411

This proceeding is brought for the relief set out in Part 1 below, by
[x] the person(s) named a pefitioner(s} in the style of proceedings above
1 . [rame(sif . (the petilioner{s)}
If you inlend fo respond to this petition, you or your lawyer muat

(z) file a response to pefition in Form 67 in the above-named registry of this court within
the time {or response to pefition described below, and

{b} serve on the petitiones(s)
{i) 2 copies of the filed response to petition, and
(i} 2 copies of each filed affidavit on which you intend lo rely at the heaving,

Orders, including orders granting the rclief claimed, may be made against yow, withant any
further notice to you, if you fail to file the response to petition within the time for response.

Time for responsze to petition

{ITCS09T5-01 5437522}
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-3

A response 10 petition must be filed and served on the petitioner(s),

{a) if you reside anywhere within Canada, within 21 days afer the date on which a copy

of the filed petition was served on you,

(b} if you reside in the United Stales of America, within 35 days after the date on which 2

copy of the filed pefition was served on vou,

(¢} if you reside elsewhere, within 49 days after the date on which a copy of the filed

petition was served on you, or

(d} ifthe time for response has been set by order of the cowrt, within that (ime,

)

The address of the regiutry 1s:

2

651 Carnarvon Street, Beghie Sguarc, Mew Westradnsgier, BC V3M 109
The ADDRIESS FOR SERVICE of the pelilioner is:

Hamilion & Company
4% Floor, 500 Sixth Avenue, New Westminster, BC V3L 1V3

(3

E-mail address for service (if any) of the pelilioner: shamilten@hamiltence.ca
The name and office address of the petitioner's lawyer Is:

(. Stephen Hamilion

Hamilton & Company

4% Floer, 500 Sixth Avenue

New Wesiminsier, BC VAL V3
Telephone: 604-630-7462

Fart 1:

1.

CLAIM OF THE PETITIONER

ORDERS SOUGHT

Pursusnt 1o 8.174 of the Acf, an order appointing an admmistrator {The “Administrator™)

to exercise the powers and duties of The Owners, Stata Plan VR 456 (the “Sttata Corporation™)
and Strata Councdl uetil farher court order;

2,

The Administrator shali take all reasonable steps to investipale the condition of the Strata

Corporation’s common property, including:

PHC-54575-01 563352,21



14
3.

{a)  Hiring an independent cngineering fima to prepare a written report, which
describes the condition of the coratnon property, identifies any repairs reguited 1o
the common property, and catablistes a reasonable tmeline for the completion of
ihe repairs;

{b)  Hiring consultants or appraisers to evatuate whether it is in the best intercsts of
owners 1o wind-up the Strats Corporation;

{¢)  Ensuring all owners have zccess to any teporl prepared or received by the
Admizistrator;

(8} Recommending what work, if any, should be done to repair the Struta
Corporation’s common property (the “Repairs™), and the estimaled cost of the
Repairs; and

(e}  Raising sufficient funds by special levy to pay for the Repairs.

3. The Admimsirator may retain professionals, inclnding Jegal counsel, for opinions, advice
and services it refation to the Administrator’s duties;

5. The Administrator’s fees shall be rendered monthly, and shall be pavable by the Sirata
Cotporatton, provided that al the request of any party, the Administrator ghall pass s accounis
hefore the Registrar of the Supreme Cowrt of British Cohimbia:

&, The Strata Corporstion add the Adminisirator as a named insnred on its ermors and

omissions insurance policy, at the expense of the Strata Corporation;

7. In the alternative, the Administraior may purchase liability insnrance coverage for the
work performed as the Administrator under this Order, and all expenses associated in obtaiming
the insurance coverage be charged to the Strata Corporation as an expense of the Administrator:

8. The Administrator shall repoit to the Court by August 1, 2020, or such oiber date as
detennined by this Honourable Court, with respeci to the steps talen under this Order, the costs
ineurred by the Administeater, and whether the appointment should continne:

{HC-30F 0L B3 35L2%
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g, The Administrator be at liberty to apply to the Cowrt for dircctions to assist and permit
ihe discharge of the Administraor’s duties hereunder;

10.  The Administrator andfor any party have liberty to apply to this Court to substitate
another Administrator for the one appointed, extend the term of an Administrator for any

subsequent temm or terms, or to expand or redoce the scope of an Administrator’s powers, as thig

Cpurt desms appropriate;

1k, If any ¥ vote resolution or majority vote resolution of the owners is required to give
cffect to any of the Orders set out herein, and if such resolution does not pass at a general
mesling of the owners, the Admiristrator and/or any party have leave to apply o this Court for
an Order approving the resolution;

12, Mo person shall issue any legal process apainst the Administrator or any employee or
representative of the Admimistraor related to this appointnent without Jeave of the Beitish
Columbia Supreme Court;

13, Further, or in the slemative, pursuant to 5.165 of the Strata Property Act, 8.3.C. 19498,
.43 (lhe “Adecs™), the Strata Corporation:

{#)  Repair its common property, including the building envelope, roof, stucco deck
walls and glazing, stalrwells, exterior walls, balconies and any resuliant demage
to the Petitioner’s strala lot due to water inpress;

{b)}  Hire the scrvices of a qualified and licensed building envelope consultant (the
“Consultant™) to investigate the condition of the common property and to prepare
2 Tull building envelope condition assessment report (the “BECA™Y;

fe)  Deliver the BECA to the Petitioners within 7 days of it being received by the
Sirata Corporation;

(d)  Instruct the Consultant to propare specifications for the repair work ideniified in
the BECA and prepare tender documents for delivery o qualified bidders:

{TCSES-01 0432822 )
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{e) To fmance the repair work, assess a special fevy in the sum of $1,700,000.00, to
be paid by owmers within 90 days of the court’s order; and

{H To finance the BECA and the Consultant’s fees for preparing specifications and
tender documents, Jmmmediately nssess & special levy in the sum of $30,000.60, to
be paid by owners within 30 days of the Counrt®s order.

14, Further, or in the altermalive, an order winding-up the Strata Corporation in accordance
with 5. 284 of the der;

15. Costs; and
16.  Such further and other relief as this Honourable Court may deem just and proper.
Part 2: FACTUAL RASIS

Backgroand

1. The Petitioners, Tracey Aune MacLennan and Suzanne Elise Foster {the “Petitioners™),
are Executors of the Will of Colin MacKenzie MacLennan, Deceased, of Strata Lot 5 (“SL3, also
known as Unit 501™), civically locaied at Theit 501 - 1089 Weat 130 Avenue, in the City of

Vancouver, in the Provinee of Bdtish Columbia.

2. The Respondent, The Ovwners, Strals Plan VR 456 (the “Sirata Corporation™ commonly
lmown as “Spruce West”, is a Sirata Corporation with a service addross for these procoedings at

cfo Suite 10 — 626 West Pender Bireet, in the City of Vancouver, in the Province of Britizh
Colambia,

3. In 2018, the Petiioners were appointed as executors of their decessed Father Coln
MacKenzie MacLennan’s estate {the “Estate™).

4. The Petifoners becams strata members in or around Tine 2018,

A The Strata Corporalion was consbucted In or around 1977 and is comprised of 6
residential strata lots. The building has six storeys, incinding a below-grade concrete parkade
level, Fach floor of the butlding has a single strata lot, which is accessed by an elevalor or a split

[IC-50875-0] S43351:2}
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stairwell. The butlding is built with reinforced concrete and the extetior walls are a reinforced

cast-in-place concrele system.
Building Eavelope Failure — History

&, The Strata Cotporation has suffered from significant water ingress problems for many

VEATHE.

T. The stairwell of the building has been particularly affected by the failure of the building

envelope, Maior leaks have been reporfed in the east stairwell at sround and basement levels and
serioes water leakape has atso affected the building lobby since at least 1998,

LR Targeted repairs relating to water dripping inlo the basemeni-parking passapeway were
attempted in or around September 208}, Milani Plumbing & Healing (“Milani™) found that the
bathtub in Unit 101 bad draining problems. This was found o bave damaged the plaster on the
wall, which caused water to flow down to the basement when the shower was in use. Milani
mstatled a sealing gasket which prevented leakage for some time. However, in or aroumd
September 19, 2001, water hiad cace again appearcd on the basement floor of the parking fot
PASSAEEWAY.

g, In or around 2003, Units 401, 501, and 601 all sustained damage as a result of major
leaks thremgh the bndlding s roof.

10, SL5 has suffered from water ingress for approximately 17 years.

Spratt Emanuc] Enpincering Ltd. -- Visnal Building Condition Assessment

11.  On or about December 19, 2017, Spratt Emenuel Engincering Ltd. (*SEE™) conducted a
Visual-Only Building Condition Survey of the Sirata Corporation’s building to asscss its curtent
condition.

12.  The BEE Report concluded that the Strats Corporation had been poorly maintsined and
the building envelope «nd structaral components were in need of timediate repair. At the time
of the SEE Report, ihe estimaled cost to repair the Strata Corporation’s building totalled
$1,110,000.00 inclusive of taxes and engineering fees.,

{HOShTS 61 5433420
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The Roof

13.  The SEE report slales that the main roof consists of a 2-ply torch-epplied SBS membrane

which appears to be installed ovar insulation placed an top of the concrele roof sleb.

14.  The SEE report notes that the roof membrane appears to be tenninated at the elevator
overti stracture with a single gumlip cap flashing. The caulking applied to the gumbip is aped
end requires replacement.

15.  According to the SEE report, the Roof Deck was installed incorrectly which contributes
to the problems pertaining to the failing building envelope, The SBS membrane at 1nit 601 was
nol continved over the parapel curb as is best practice. The top-mounted guard rail and cap
flashing were both left in place. In addition to baving poor waterproofing, the svea has a
transition from roofing le flashing which had a epair atternpt wsing asphaltic mastic, which is
completely ineffective. The SEE report concludes that the mastic is now deleriorated from UV
exposure, and allows water ingress at every guardrail post.

Ixterior Walls, Windows and Balconies

16.  The exterior walls are provast concrete panels. The walls have been treated with a
hydrophobic clear penetrating sealer, Despite this, there are numerous locations on all elevations
of the building which are experiencing active water inpress through wascaled cracks in the
conerefe. The hydrophobic clear penetraiing sealer has failed and is completely ineffective ar

prevenfing water ingress in cracks and joints,
Linit 6011

17.  The SEE report finds that there are multiple points of water ingress in Unit 601 along the
east clevation of the Boof Deck. The water ingress oceurs because of poor installation of the
door sill, jarnb and head whick allows wind driven rain o penetraie.

18. At ihe soutk end of the Roof Decl, water ingress is occurring at the outswing door from

the suite onio 1he Jeck,

THC-EDRTE0E 3433522 )
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19, The interzor fimishes of Unit 601 are heavily damaged ineluding mouldy dry wall, rotten
carpet, and rusted steel stud framing, The wall assembly iz completely uninsulated and has been
installed without a moisture barrier behind the sticeo. Due to active water ingress which has
occurred consistently over a lengihy period of time, the steel stud siroctime is heavily rosted.

20.  Additional heavy water ingress is actively occurring at the northeast comer of Unit 601,
where there is heavy mould and water satimated fimishes at the building outside comer.

2L I>ampness has also been found in the living room below the fixed pane of the sliding
door onio the north deck. The door frame was installed on a wood curb and there 13 o evidence
of & waterproof membrane,

22, Onthe north balcony there i3 a second instance of water ingress ocvwming at the head of
the sliding door. This appears to be related to balcony parapet saddle detail on the deck above.

Lmit 501

23, The SEE report found that water ingress from Unit 601 is migrating through cracks in the
floor slab to cause water mgress in Unit 501, There is also active water ingress, wet and menldy
drywalt, and rotled carpet in the closet Iocated at the east comer of the suite.

24, On the porth side of the bedroom the drywall at the head, jambs and i} of the window

are wel There appears fo be waler ingress occwrring at the window frame or perimeter

waterproofing details,

25.  On the south facing deck there is evidence of water ingress through the balcony and
parapet walls on the suite above.

26, In the clevator lobby for Unit 501, mouldy wallpaper was observed near the floor level.
The locatioh was tested with a2 moistee meter and found to be satarated with moisture,

27.  In or sround December 2018, the north wall ceiling in the master bedroom of Unit 501
collapsed due to water safinration.

HC-S007 501 5433522



20

Emergency Exit Stairwells

28.  The building has two emerpency exif stairwells {the “Stairwells™ which are located at the
sontheast comer of the bnilding against the exterior waks.

29.  The SEE Report fownd that both Stairwells suffer from active water ingress which has
cansed spalling concrate and potential structural deficiensics.

30.  The SEE Report divides its analysis of the Stairwells into two portiona:

(a)  Stairwell A i3 the stair which beginy af the Level 6 clevator lobby and exits
thiough an exterior door o the east parking area

(b}  Stairwell B is defined as the stair which begins al (he roof deck of Unit 607 and
exits at the man floor elevator lobhy

31.  Stairwell B hay active water ingress at the exlerior fire-rated steel door at the top of the

stairwell which opens inward from ihe Unit 601 roof deck. The fire-rated steel door has no
weaterproofing defails,

32.  Stairwell B also has an aclive water ingress from the perimeter of the south facing
window. The concrefe is heavily eracked and spalled.

33. At level 3, Stairwell B has active water ingress which appears to be coming from the
floor line cold joint betwesn levels 3 and 4, on the south elevation.

The Parkade

34, The Strata Corporation is served by a single level underground parkade. Thers are
multiple locations of active water ingress at the parkade cciling, The majority of the lesks are
along the wesl foundation wall beginming at the north side at S{all No. 5, continting south toward
Stall No. 1. Aclive lenks are ocenrming in mulliple cracks spaced between 4° and 6” apart,

35 Active waler ingress is also ocowrring through cracks and penetrations in the roof slab
over the electrical room and elevator lobby entry doors.

{HC-S09T5 015453522}
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Conclusions and Recommendations

36.  The SEE Repori concludes by stating that global building envelope renews! is reguired
immediately to maintain “life safety and occupant liveability”, It states that the failure of the
building envelope i3 dus to the following:

{a)  Poorly executed past repairs;
(b}  Omngoing water ingress;
{t)  Tace-sealed stucco detaiting,

(d)  Top-mounted deck guards, incomplete or absent flashing details, cracked and
actively leaking exposed mass concrete walls; and

{e}  Defective water membranes, all of which are resulting in water damage to
structural elements and interfor finishes.

37.  The interior steel stud systems holding insulation and interior drywalls are poorly
constructed and cause heavy condensafion damage and high cnerey costs dve to extensive
thermal bridging of wall and suspended skab aysteans.

38 The SEE Report also states in its conclusion that the parkade roof mermbrane has fajled

and that a new membrane is required to stop the active water ingrese.

39 With regards to the Emergency Exit Starwells, the SEE Report states that the stec
brackets befween emergency exit stair stringers and the exterior walls have failed. New brackets
must be desipned and installed. After the new brackets are installed, the failed or missing fre
stopping grout between the stairs and sidewalls must be replaced. This repair must be done
immediately.

40, Om or about October 31, 2018 Read Jones Chistoffersen Fid. {RIC™) conducted & visual
inspection of the building ervelope and parking structure at the Strata Corporation (the “RJIC
Beview™.

JHC-50975-01343352,2)
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41. On or about December 19, 2018 the Strata Corporation received a report from RIC dated
Decemnber 19, 2019 (ihe “RIC Report™). The RIC Report agreeg with the findings of the SEE
Report, concluding it iz apparent the Strata Corporation iz experiencing bidlding ewvelope faifure
at various locations of the boilding,

42.  'The RIC Reporl generally agrees with the poinis made in the SEE Report, noting that the
fatlure of the building envelope has caused numerous areag of leakaye and damsage to interior
finishes. However, the RIC Repori projects repair costs 4l approximately $1.67 million,

43, The RIC Report states that the numerous active leaks on the underside of the plaza level
concrete slab are due to the lack of a membrene In the area. Mt recommends the installation of a

watcrpront membrans over the plaza slab.

44, With regards to the Stairwells, the RIC Report provides thal substantial leaks were noted
at the roofl level and &l the east landings of varjous floors. This has cansed spalled concrete and
corrosion of the reinforeed steel.

Exterior Walls and Baloonies

45, The RJC Report states thaf the exterior walls and balcony edpes have nmmerous areas of

concrete delamination as a result of comroston of the underlying reinforeing stecl.

46.  H recommends that these issues be addressed as the inteprity of the structure may be
compromised and ereate a falling hazard to pedestrians below.

Roaf

47.  The RJC Reporl agrees with the findings of the SEE Report as they pertain 1o the roof of
the building. The RJC Reporl notes that the sixth foor roof deck has poor perimeter

lerminations, which canses mumerous leaks into the fifth floor unit below.

48, The RJC Report recommends full replacement of the membrane with appropriate
detniling af raibing, walls and door thresholds.

(BR-500T30E 5433 522 )
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Conclusion

49, The RIC Report concludes by staling that it is apparent the Strata Corparation®s building

envelope is failing at varions locations,
Governance

50, There bas been a pattern of Strata Covned] mmembers, Agnes Mui (“Ms. Mui™) and James
Mok {“Mr, Mok™), concealing from or not sharing with owners of the Strata Corporation
importand information, to the extent that some owmers have lost faith in the Stata Couneil’s
s.t.]:ui.l_i.tg.-r to acl in the best interests of owners.

51 Om March 29, 2015 the Strata Couneil received an email advising that the Vancouver Fire
Department and City of Vancouver alfended the Strata Corporation on March 19, 2018 and made
a number of important findings regarding the stairwells. The Chiy of Vancouver subsequently
issued a city order {the “City Order™) to strata counsil member Ms, Mui on April 9, 20618, The

52.  The City Order was a0l shared in its entirety with the rest of the owners umtil April 17,
2018, when Ms. Muj posted the City Order In the entry of her unit’s halbway during an owners®
meeting. Although Ms. Mui shared selective porlions of the City Order with owners in a March
19, 2018 craail, her email was unclear and failed to convey the gravity of the situslion.

53.  The owners of the Strata Corporation were nol informed as to whether any steps were

being taken by the strata council to comply with the City Order.

54, The ownirs clecled o confact the City to asccrtain the status of the Cily Order and
whether the strata council had laken steps to comply with it

55, The City of Vancouver responded by stating that they had no response on record. The
City noted thit it had tried to contact Ms, Mui many times hut had been unable fo get in touch
with her and assumed she had left the Strata Corporation. The Estate provided the City of
Vancouver with the SEE Reporl and the RIC Report and requested that they post any order

pubdically should they choose to conduct a second inspection,

[HEC-50975-01543352,2)
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S6. On Fune 11, 2019, ihe Sirala Corporation received an emel from the City of Vancouver
with a follow np order providing a new deadline of August 19, 2012 The Chair of the Strats
Corporation, Mr. Mok, responded that the Strata Council would be taking steps to respond to the

City of Vancouver.

57.  Mr. Mok or Ms. Mui did not take reasonable steps to address the City Order. In an effort
1o invesligale the circumstances noted by the Cily Order, a strata owner Dan Sonnenschein (M.
Sonnenschein™) obizined several quotes from contractors to investigate and comply with the City
Order, which he shared wilh the owners by emadl.

58.  The quoting centractors discovered that work had been done on the stairwell in response
to the City Order (the “Work™). This Work was done withont informing all owners or with
necessary funding approval.

59,  The Work was well below the standard expected by the Cily of Vencouver and will now
cost the Strata Corporation $13,000.00 fo repair, prior to beginning the actual work required to
comply with the City Order.

&0,  The Petitioners belisve the Work was paid for with Strata Corporation funds, bud there is
ne mention of this any mines, nor was there a special levy to fund the Work. There is nothing
mentioned I any of the agenda notes, and the Work was not disclosed to owners during the
Armuat General Meeting in 2018.

61.  The repair of the Work amthorized by Mr. Mok or Ms. Mui will cost each owner
approximately $2,000.00 as there are po remaining funds in the confinpency reserve thnd.

62.  On July 31, 2019, owners received a notification from Mr. Mok and Ms. Mui informing
owners of a Bpecial General Meeling to be held on August 6, 2019, However, there was still no
mformation portaining to the City Order.

63, On Aupuosi 8, 2019, Mr, Sommenschein informed the Petitioners that he had contacted the
City of Vancouver to ascertain i they had respended to his request for an extension o comply
with the City Order. He was informed that his request was approved and seni by registered mail

IFIC-50875-4 543352,2}
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to Ms. Mui on July 12, 2019, Ms. Mui did not share this information with the owners aod the
City Order's deadline was Avgust 19, 2019,

Mistrust

64,  Mr. Mok and Ms. Mui appear to mistrust professionals and the advice that they provide
to the Strata Corporation regarding repairs and maintenance,

65.  Both Mr. Mok and Ms. Mui have challenged the findings of the SER Report, which
significantly impedes the owners’ abilily to complete the repairs needad.

66.  Asarcsull of the Strata Corporation®s fallure to deal with building repairs in a reasonable
mansner or at afl, the Petitioners retained a lawyer to assist with the building problems,

67.  In respomse to the Pefitioners legal counsel letter, Mr. Mok and Ms, Mui hired Clark
Wilsen LLE and apparenily incurred legal expense in the name of the Strata Corporation without
approval of owners. The total amount of invoices allegedly owed to Clark Wilson LLP is

$16,780.78. A resolntion to approve spending for legal services was defeaied al a special general
meeting held October 22, 2015,

Conclusion

68. It appears the Sirata Corporalion is unabls to discharge its dity to repair the building and
deal with the repair issues idemtified in the SEE Repott and confimed by the RIC Repost.
Owiners have been discussing the need for repairs for many years, but the repairs arc not geiting

done, and the owners have not developed a reasonable plan to deal with the repairs.

£9.  The City Order bas not been complied with, and the Strata Corporation has failed to take
meaningfiai steps to repatr and replace the failed building components.

0. Ms. Myl and Mr. Mok are aware of the condition of Unit 501, At the Petifioners’

request, Ms. Mui inspected Unit 501 m late 2018 when the master bedroom ceiling collapsed. In
carky 2015, Mr, Mok inspected Unit 501 with RIC.

[TEC-565T5-01 5433522
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71, Durng the Septemiber 23, 2019 Sirate Council meefing, Ms. Mui and Mr. Mok did not
allow the Petitioners, representing SLS, to participate in voting because they claimed SL5 had
resigned from Strata Coumcil, but they were unable to provide evidence or forther information.
The Petittoners had nof resigned Bom council, and the Pefitioners perceive the strategy of Mr.
Mok and Ms. Mui was to deny the vote of S8L5 to secure an affirmative vote to approve hiring
Clark Wilson LLP for legal services.

Part 3: LEGAL BASIES

1. The duty to repair arises from s. 72 of the Sirafa Property Act (the “der™) and is
fundamental to the role of a strala coxporation. (Roye! Bank of Canada v. Holder (1996), 7
R.P.R. (3d) 80 (B.C.5.C)).

2. Absent exceptional circumstances, 31 ts always the strata cormporation's responaibility, not

the owners individually, to repair and maintain the corwon property.

3. The Strata Corporation's responses to the duly lo repair are measured by & standard of
reasonableness, (John Campbell Law Corp. v, Stratg Plan 1336, 2001 BCSC 1342).

4, (3enerally, the source of the damage, or cause of the need for repair or mainfenance does
not matter; the Sirata Corporation must repair and maintain the building to meke it ‘pood..
(Favchuk v. Strata Plan LMS 744, supra, citing Sterloffv, Strata Plan VR 2613 (1994, 38 RP.R
(2d) 102 (B.C.8.C.Y; Mawtor v. York Condominivm Corp. No. 461{1984), 49 Q.R. (24} 83 {Co.
Cty; and Fudee v. Strata Plan NW 2636, 2012 BCPC 409 (Ross v. Strota Plan VIS 1098 (2
Avgust 2002), Vietoria 02-1331 (B.C.8.C) (Elafi v. Strata Plan VR 1023, 2011 BCSC 16639,
{York Condominium Corp. No. 58 v. York Condominium Corp. No. 87 (1983), 148 DLR. (3d)
660 (Ont. C.A), Strata Flan 1229 v. Trivanifor hrvestments International Lrd, (1993), 4 BCLR.
{(3d) 259 (5.C.)).

3. The duty to repair is not a duly that rmay be avoided - even if the decision not o repair is

nanimons. Strata Plon 1229 v, Trivawtor, supra.

. B, The court may order repairs and impose a special levy on owners under ss. 164, 165, 173

or 174, Tadeson v. Owners, Strata Plan NW 2644, 1992 CanLII 6299 (BCEC)

{HO-$0975-01 5433522 )



27
_16-

7. In Tadeson supra, a butlding envelope repair resolution was not passed because the Sizata
Corporation conld not obtyin the necessary ¥ vote to approve the expenditize. The owners who
wattted the building envelope repaived, sued the Strata Corporation and were granted an order
requiring the Strata Corposation to levy its owners for the full repair described in the engineering
repart obtained by the Strata Corporation.

3. ‘Thus, it is a fimdamental duty of 2 Srata Corporation 1o repair and mabeain the common
property, and only in catraordinary circumslances does the eourt order any remedy other than a
special levy that witl allow for the fulfillment of the Strata Corporation's duty to repair.

3, This case is an ordinary siteation, and the cowrt should impose the dity to repair on the
Strata Corporation.

16.  The 'test’ for the appointment of an Adminisitator was set out in Lum v, Strata Plan VR
519, 2001 BC3C 493:

a) whether there has been established a demonstrated inability to manage the strata

corporation:

) whether there has been demonstrated substantial miscondict or mismanagemand
of bath in relation {0 the alfairs of the strata corporation;

c) whether the appointment of an administrator s necessary to bring order to the
affairs of the strata corporation;

d} whether there is a straggle among competing groups within the strata corporation
such as to impede or prevent proper governance of the strata corporation; and

e} whether only the appointment of an administrator has any reasonable prospect of
bringing to order the affhirs of the strata comoration,

il.  For more than {{ years, the Strata Corporation has been unable to address sipniffeant and
costly repairs in a timely and effective manner. The appointment of an sdminisirator is the only
action that has any Teasonable prospect of bringing order to the affairs of the Strata Corporation.

{HC-S0 5G] S453522 }
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12, The cowrt may order the wind-up of the Strata Corporation In accordance with s, 284 of
the 4ct.

Pari 4: MATERIAL TO BE RELIED ON

1. Affidavit #1 of Tracey MeLennan made Janvary 2, 2020.

The petitioner estimates that the hearing of {he petition will take 2 hours.

Date: January 10, 2020 O i
Signast® of 7. Stephen Hamilton

Lawyer {or petittoners

{HC-385975-015433 52,1}



This is Exhibit “CY referred to in the affidavit

af , Dan Sonnenschein affirmed before mea on
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A Cohmissioner for Taking Affidavits
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Megan J. Buchanan
Lawyer
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ON THE APPLICATION of the Pelitioners Tracsy Ante MasLennan qud Suzanne Elise Foster,
Executors of the Will of Colin Mackenzie MacL sunan, whihont s heming, and by consent:

THIS COURT GRDERS ihst:

1 Garth Cambrey is appointed re administiitor of The. Ownory, Strata Plan VR 456 (fhe
“Strata Corporation””) to exeicise all the powers and perform 2lf fhe duties of the Strata
Couneil and Strata Corporating, subject to fhe equirements of the Strate Froperty Aot
{the “Aer*) and Bylaws;

e} Garth Combrey (the “Administrator”) shall take &ll rasonable and necessary steps 10
Ivestigate and compiste a voluatsry windlngup of the Strale Comorstion with
Liquidator in sécordance with Part 18, Division 2 of the et (the “Winding-up®), which
oy inelnde:

(2}  Entering laty a Heting contraet, without 4 vols of owners, with a qualified real
cstat agant te list the boilding sll strata lots snd the commion property (ihe
“Btrath Landy”) for'sals. The commission paysble to the real estate apent shalt
not exeeed 2.5% of the mross selling prics of the Strate Lands, wnless otherwise
approved by & ¥ voie of owners or futher order of thiz conre;

(b}  Hiring sn appratier fo appraise tha value of fhe Staw Lauds;

HO-STRTS-01564746: 13
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{€)  Reviewing and negotiating offers for the purchazs and mle of the Strata Lands in
conealiation with owners;

(d}  Locating a qualified Liguidator for the purpose of the Winding-up of the Stata
Corporation; .

{8}  Convening a specinl goneral meebing to appoint a liguidator and tancel the strata
plan in acegndancs with 5, 277 of the Strate Property Aot (the “der™y:

{f  Applying 10 the Supreme Court of British Colnnbia to confirm any windfsgamp

resolution appraved by the owners by a 80% vote in accordence with §. 278.] of
the Aok

The Administrater shell tske 2 reasonable and neeessary staps to extend fhe time o
coritpleta the rephirs to the buildion's exit stairs &y ordered by the City of Vancouver oo
Fone & 2019 (the “City Ordgred Repairs”), and in the event that the time e mot axtended,
tike, in comsultation witk the ownes, all repsongble and necessary steps 1o camy out
thoss repaies, including:

(3}  Hiring a consuliing engincer o prapare an steesemopt repory;

(b)  Huing un engneer fo prepare desipn drawings and specifications for the City
Ordered Repairs, including tender docamente;

£} Prosent the oyners with the design drawings and specifications snd recontmend a
Tepair for the Cliy Ordered Repairs;

{d)  Tender the City Ordered Repuirs to qualified soptractors with the assistance
of a consulting angineer or other professionals;

(e}  DraR one or mowe resolutions pertaining v the Administrater’s proposed rapair,
the sstimated cost of costs as applicable, fi nume of the enginoering G or
other contrsctor to ba lired to supervise or perform the work and put the
resolution or cesolutions o a 3 vote of the ownets for their approval and
aceeptance pf 8 meeting ealled for such purpose;

{f}  Act es the Steats Corporation’s representetive in rmupect of conttacts with a
general contractor aud consulting engineer for the City Ordered Repairs,

Within 120 days of Ms sppeintmest, and without prejidice to the Petitioners” right 1o
elajm cogts for this Petition in sccordance with the Rules of Cout, the Administrator
shell call o mesting of the owners to conzider & resclution to reimbursa the Petitioners for
reasonable legal costs invarred by the Petitionsrs for these procesdings;

The Administrator shall be appoiated for 2 term of one year with liberty to ownors and
thie Administeator to apply for cenewel or cancellotion of his sppointment, or teplacement
of the Administrator by a sabstitite administrator sither by consent of sll owners or by
order of the Court;

(HC-SOETE-0] 564746, 1)
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The Administrator shall prepare a written report on the status of the Winding-Ugp and City
Ordered Fepaira, jacluding kis recomvpendations respecting the resolution of ul]
oustznding fsmes mganding the Winding-up and City Ordersd Repaiss by no later than
six momthes folfowing the date of his appointment, and &t six month intervals therenfer;

The Adminiatrstor may deliver any docantert or doctments o the ewmers of the Shatg
Corporation by handing them to an adnlt ccoppant for each of the steata lote of the Strata
Plan, or by mailing them by grdingty mai) to the strata lot, uniess otherwise directed by
the court;

The Administrator shall defiver detalled monthly statements of ascount to the cwhets,
md such accounts will be patd by the Stmli Corporetion Trom the operating or
contivgenoy reserve fund within 30 diys, unless the nocount is dispited by any owner;

Al the request of any owner the Administrator shell pass & disputed statement of acconng
bofore fie Regittar of the. Supreme Cowrt of British Colombia;

Mo perscm shell issue any logal process apainst the Admivistrator or amy empluycn or
representalive of the Admintstrator wiibiout Ieave of the court;

The owners shalt provide access ta all information, records an#t docments tequested by
the Admidistrator selating to the Windingup aed City Ordersd Repaits, and will
suthatize the Administrator, if necessary, to obitaly nfermation, records and docurenis
bold by third parties which relate to or assist with the Winding-up or Chy Ordernd
Pepairs;

The Administrelor may retain any necessary professlonals end other mseistmmos, including
but oot fimited to mdepondent legel counsel, builldng inspectors, enpineers aod
contrictors for dpinion, advice and services in vespect of his duticy permuant to his
appointment ag adwainistrator;

The Administrator may apply to the conrt for direction or further court orders, nnd may

_mppesr on agy proceeding rlaiing to the Wiading-up or City Ondersd Repairs or his

appoititinent, and may be represented by a lawyer for that prpose;

The Adminiétrater may set the agends, call and oomduet ofl meetings of the Strata
Corporation in relation to the Winding-up or City Ovdered Repairs;

The Administrator may teke whatever actlon is necessary, incloding the registration of
certificeies of lisn and commencement of legal procsedinga ueder the A, to recover
unpaid specigl leviés from owners rolating ko the Winding-up or City Ordered Repairs;

The Sfrata Corparation will add the Administrator a5 a named insured on s errors and
cTRissions insurance policy, at the sipense of the Strat Corporation;

M-S0 - BLAE 41 ]
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7 In the altemative, {he Adminfsirator may porchase tishility ineurance covernge for the
worle pocformed 25 the Administtator under bis appointmont, and &1 EXpensos associaled
in obtaining fhe nsrance coversge will be charged to the Strate Corporation 25 mm
expense of the Strata Coporation;

18.  The Administtator shall ba zeimbursed by the Strata Corporstion in the amount of
F200.00 per hour, ag well as $40.00 per hony for word procesaing snd $40.00 por hour for
bankkeeping and ot cost for out of poeket sxpenses and disbursernents;

19.  The Petiioners claim for costs is adjeurned penerally; and
20,  This copsent nrder may be cxecnted in counterpart

THE FOLLOWING PARTIES APPROVE THE FORM OF THIS ORDER AND CONSENT
TO BACH OF THE URDERS, TF ANY, THAT ARE INDICATED ABOVE AS BEING BY

CONSENT: BY THE COURT

"//////-/'{:'?
e REGISTRAR |
el -For the Pertoners :

“r Signﬁh:rd

Signatare of the Respondent,
Crunsal for the Respondeanis, Dan Fecob Sonnenschom
Anges Mui and Patislav Tovhis
Siguature of the Respondent, ) Signatute of tha Respondent,
Jarnes ok (e Response Filed) The Owners, Strata Plan VR, 456 (Mo
: Response Filed)

SHC- 5007501 35474513
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17 In the allernative, the Administrator may purchaze Hability insurance coverage for the

- work performed as the A dmindsicator under his appointisent, and all expenses exsoelaied

in obtaining the insurance coverage will be charged to the Straa Cotporation as an
eupense of the Strata Comporation;

A e

8. The Administrator shall be reimbursed by the Strata Corporation in the amout! of
F200.00 per howy, as well as $40.60 per hour for waord processing and $40,00 per hoor for
bookkeeping and at cost for uut of pocket expenses and disbureernenis;

19, 'The Petitigners claim for costs is adiourned generally; and
200 Thiz consent order may be execuled in counterpatt,
THE FOLLOWING PARTIES APPROVE THE FORM OF THIS ORDER AND COMNSENT

TO EACH OF THE ORDERS, IF ANY, THAT ARE INDICATED AROVE AS BEING BY
CONSENT: o

Digitzlly signed by
ol Cheistopher
Stalmans

"G, Stephen Hamilton. BY THE COURT

Coumgel for the Petitroners _

Sigmature of Mike Walker Rignature of the Rospondent,
Caopnacl for the Respondents, Dan Faeob Sonnenschein
Anges Muod and Petislaw Tovbis

Signature of the Respondeat,
James Mok YNo Respunse Filed) The Owners, Strata Plan VR 438 (Mo
' Response Filéd)

IR T



This is Exhibit "8 referred to in the affidawvit
of ., Dan Sonnenscheln affimed before me on

Ji..!nE i, 2021

; Lo /Z,,,, o .

orELrrissoner foF Taking Aﬁdawl’s
in Britlzh Columbla

Megan Puchanan
Lawyer
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Mo, Mew-5-5-237743
New Wastminzler Registry

iN THE SUPRENME COURT OF BRITISH COLUMBIA

BETWEEN:

TRACEY ANNE MACLENNAN AND SUZANNE ELISE FOSTER,
EXECUTORS of the Wil of
COLIN MACKENZIE MACLENNAN, DECEASED

or
[ 1 AREGISTRAR

PETITIONERS
AND:
THE OWNERS, STRATA PLAN VR 456
RESPONDENT
CONSENT ORDER
) )
) [ ] AJUDGE OF THECOURT )
) ar }
BEFORE ) { ] AMASTER OF THE COURT ) 12021

) )
) }

ON APPLICATION of Garth Cambrey, the administrator of the Respondent, The
Dwners, Strata Plan YR456, without a hearing and by consent:

THIS COURT ORPERS that:
1. Garth Carmbrey's appointment as the adminisiraior of The Owners, Strata Plan
VR456 {the "Strata Corperafion”) as set out in the Order made on April 17, 2020,

be extended to Novernber 30, 2021, so that the administrator can:

a. complele the repairs to the building's exit stairs as ordered by the City of
Vancouver on June 8, 21 9; and

k. comaplete the voluntary winding up of the Strata Corporation.

[OnBTA048;7]



a7

Mo, Mew-5-5-222743
Mew Westminster Registry

IN THE SUPREME COURT QOF BRITISH COLUMEBIA

BETWEERN:

TRAGEY ANNE MACLENNAN AND SUZANNE ELISE FOSTER,
EXECUTORS of the Will of
COLIN MACKENZIE MACLENMNAN, DECEASED

PETITIONERS
AND:
THE OWNERS, STRATA FLAN VR 456
RESPONDENT
CONSENT ORDER
) )
} [ 1 AJUDGE OF THE GOURT )
} of }
BEFORE ) [ I AMASTER OF THE COURT ) 12021
) or }
} 1 ] AREGISTRAR )

ON APPLICATION of Garth Gambrey, the administrator of the Respondent, The
Owners, Strata Plan VR458, without a hearing and by consent:

THIS COURT ORDERS that:
1. Garth Cambrey's appointment as the administrator of The Gwners, Strata Plan
VR456 {the “Strata Corporation”) as set out in the Order made on April 17, 2020,

be extended to November 30, 2021, so that the administrator can:

a. complete the repairs to the buiiding’s exit stairs as ordered by the City of
Vancouver on June 8, 20149, and

b. compiete the voluntary winding up of the Strata Carporation.

[MOET AN
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2. The Administrator retains all the powers granted fo him pursuant te the April 17,
2020 order.

THE FOLLOWING FARTIES APFROVE THE FORM OF THIS ORDER AND
CONSENT TO EACH OF THE ORDERS MOTED ABOVE:

2 Adrministrator

BY THE COURT

Dan Jacob Sonnenschein

Counsei for the Respondents Agnes The Owners, Strata Plan WR458 [(No
Mui and Petisiav Tobis Response Filed in the Proceedings)

James Mok {No Response Filed in the
Proceedings}

LDOETALART)

T s e

S EOTRE
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2. 1+ he Administrator reftafns all the powers granted to him purguant o the A;:.nl 17
2020 order,

LTy fd AT DN ES

THE. FﬂLLG}"ﬂN F_ﬁRTIES APPROVE THE FORM OF THIS ORDER AND:
C{JNSENT 0 EACH QF THE E‘IRDERS NGTED ABOVE: .

S cunsei farmeﬁudmm:stratm
By L Garth Cambrey Counsel for.
i Péttioners:

BY THE COURT

»:m&w._;_._ "

Gc-unse{fm: é_f_ﬁ_é;t_iﬁ@ljﬁ[ﬁ | "Dan Jamb Sﬂm'hanachatn

Gounse.’l for tha Rﬂspundents agnes
o Mt and Penslasr Tubls

C The E}wn&rs; Sirata Plan VR468 (No.
i Reap:}nsel ed in the Proceedings)

James M:;k {Na R&EIJQHSE Flled mi
Pmc‘-eedtngs) '
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2, The Aﬁmm;sﬁr&mr re*ama a«![ ..h— g:ﬁwars urm&u i h:zm ;:w:r“:-.uani b Apn! 1 ?

Cobatt prdery

THE FQLLDWJNG F’AE’T#EE F.PF‘RG‘FE THE FDH*J‘[ Gr TH!E BRDEE ANE
EGNEENT O Ef‘:BH DF THE URE]’EHQ !'EE'TEE‘I AHEWE

: Gn:mnsai for Thie- Adpilnistrator
Garh Lal“r“hf&fy‘ Counse] for the
: Peliindars

Courgsl fur ths Pelilionsss:

f.-ﬂ’i.ﬂﬂaﬂ'! ‘m {hie Rietpondeit ﬁ.gn&-g
Wil angd Petishy Tohls:

Hames ok (e, Response Fred o ihe
Progndings)

{éﬂn?;l_}.ﬁsl;z'j

BV T COURT

Bdn Joaosh Sonnansabisin

A, For v Tan g
T #30)

T Owmers; Strats Plad. YR58 (e

Response Fied ¢ s g cheg{imgm



Megan J. Buchanan
Lawyer
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This is Exhibit “E* referred to in the affidavit
af , Dan Sonnenschein atfirmed before me an

June f4, 2021
v o

TCommissioner far Taking Affidavits
ir: British Calumbla

B50-900 HOWE STREET
YANCOUVER B.C, VaeZ 2M4

TEL: (6504} 685-3867



ANNUAL GENERAL MEETING

STRATA FLAN VR 456 — SPRLICE WEST

DATE HELD:
LOCATION:
CALL TD ORDER: 7:00 P

Monday, July 13, 2020
Virtual via Zoom

Owmers in Attendance: All & strata lot owners were present electronically which

under Ministertal Order M 114 are deemed 1o be in person,

Guests: Cynthia Jagger, Goodman Commercial Inc.
Mark Goodman, Goodrman Commercial Ine,
Alsa in Attendance: ). Garth Cambrey, Court Appointed Administrator
1. €AL DER

The meeting was called to order by the Court Appointed Administrator, Mr. Garth
Cambrey, a1 7:09 p.m.

Cynthia lagger and Mark Goodman of Goodman Cammercial inc. [Goodman) were
present at the beginning of the meeting to briefly discuss their marketing scheme
and answer questions owner might have. Some of the things discussed included:

L ]

Goodman will be attending the building on July 15™ with photographer to
view and take photographs of the building and hopefully 2 suites for
marketing brochure - Dan Sornenschein agreed to provide access fo the
kuilding and offerad his strata lot for photographs.

Goodman to provide an opinion on wvalue using different approaches,
Noted the “wildcard” is the cost to repair the bullding and suggested a
rarket appraisal be obtained by the strata corporation.

A listing agreement has been signed and Mr. Cambrey was requested Lo
provide a copy to all owners, There was 2 question on the September 15,
2020 deadline set out in the marketing Request for Proposal (RFP). Mr.
Cambrey advised the deadiine was a fisting goal in the RFP but darified it
is not a reguirement set out in the listing agreement,

Goodman confirmed it has no relationship with any owner.

signage will be placed on the property indicating the properly is for sale.
All showings will be by appointment and access 1o some or aH suftes may
he required.

Discussion on curreht zening.

In advance of the meeting, Mr. Cambrey provided owners with a 1ist of
items required by Goodman, such as a list of strata lots improvements and
chaitels that are to be excluded from any purchase and sale agreement —
owners will need 1o provide this infermation {o Mr. Cambrey wheo will
pass it on to Goodman.
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Is. Jagger and Mr. Goodman were excused and left the meeting.

2. CERTIFICATION OF FROXIES

Prior to the commencement of the Meeting, it was determined that six (&)
votes were present in person and zero [0} votes were present by proxy for a total
of six {B) votes.

3. DETERMINATION OF QUCRUM

M. Cambrey advised that the guorum of twe {2} voles had been met and he
declared that the reeting was competent to proceed with business.

4. ELE N OF PERSON TO CHAIR TH iNG

Mr. Cambrey advised Lhat he would chair the meeting as the sole representative of
the Strata Corporation and Sirate Council under the terms of the April 17, 2020
Court Order.

5. PRDOF OF NOTICE OF MEETING

Owners were advised that plotice of the Annual General Meeting was distributed in
accardance with the Bylaws and the Strata Property Act.

1t was MOVED AND SECONDED {2011 /301)
That Proof of Motice of the Meeting be accepled.

A polf vote was taken and the resolution to accept proof of notice of the meeting was
declared
CARKIED UNANIMOGUSLY
5. APPROVAL OF AGENDA

It was MOVED AND SECONDED (503/601}

That the Agenda distributed with the Notice of Meeting be: approved as circulated.
A poll vote was taken and the resolution to approve the agenda was declared

CARRIED UNANIMOUSLY

7. APPROVAL Of THE PREVIQUS MIMUTES

It was MOVED AND SECONDED {301/401) to adopt the previous Special General Meeting
minutes of Octobar 22 and October 28, 2015 as distributed.

43



WE 456 - Anaual General BMesting Minutes
hlonday, luby 13, 2000
Page 3

There was discussion about possible autstanding invoices due to Clark Wilson for
legal services. The administrator advised no such invoices were brought fo his
attention, but that ke would follow up with Clark Wilson if necessary.

A poll vote was taken and the resolution to approve the previous minutes was
declared
CARRIED {5 votes in favour, 601 abstained)

UNFINISIIED BUSINESS.

a. ¥ Vote Resolution #1 - Special Levy Refund

it was MOVED AND SECONDED {301/201)

WHEREAS:

At the special general meeting held Octeber 22 and 29, 2019, The Owners, Strata
Plan VR 455 [“Strata Corporation”} passed a % vote to approve a $1,800.00 special
levy for the purpose of obtalning an updated opinion of probable cost for the
building envelope remedlation from Read Jores Christaffersen Lid. ("RIC");

AND WHEREAS
The Strata Corporation has coltected the speciaf fevy from all owners but has not

taken, and no longer wishes to take, steps to obtain the updated opinion of probable
cost from RIC;

BE {T THEREFORE RESOQLVED:

By % vote of Strata Corporation, that the 51,800 special levy approved on Dctober
29, 2019 be refunded to all strata lots in proportion to unit entitfernent and the %
yote approved Octoher 29, 2019 be and is hereby rescinded. If special levies are
approved later at this meseting, the Strata Corporation may deduct the refund
amount due to each strata ot to reduce the amount of ather approved special levies.

There was discussion on whether the strata had paid money ta RIC for updating the
opinion of prokable cost.

A poll vote was taken and % Vote Resclution #1 was declared
CARRIED {5 votes in favour, 401 abstained)

REFORT OF ADMINISTRATOR

Mr. Cambrey owners were advised of the strata corporation affairs by way of regutar
email updates and he had nothing further to repert at this time.
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10. REPORT ON INSURANCE

Wr. Carnbrey noted a summary of the insurance coverage carried by the Strata
Carporation was attached to 1he AGM Motice and that details leading up to the
insurance renewal an June 1, 2020 were previously provided to all owners.

11. RATIFICATION OF RITLES

Ir. Cambrey advised he was not aware of the adoption of any rules being that
required ratification. There was no further discussian,

12. AFPPROVAT. OF BUDGET

It was MOVED AND SECONDED {501/601)

That the operating budget attached to the Notice of Meeting suthorizing 529,957 in
income and expenditures, and the contingency reserve fund budget authorizing
$2,996 in income be approved as circulated.

DOr. Mok remarked that discussion at the Information meeting held loane 3, 2020
inclided discussion about "varances” on the part of the treasurer and guestioned
what, if anything came from that discussion.

Mr Cambrey reperied that following the information meeting he was made aware of
fire stopping work being completed in the exit stairs {that is or was falling cul}
allegedly without proper approval. It is also alleged that the work completed would
cost about 513,000 to remove, according to the Columbia Seal quotation obtained in
2019 for the fire stopping repair. Ban Sonnenschein commaented that Columbia Seal
was in contact with the City of Vancouver when preparing its guotation.

Mr Cambrey advised the fire stopping repairs remain unresolved, as the work has not
been completed. He further advised that the matter of fire stopping repairs was on
the agenda and would be considered when the matier of the autstanding City Work
Order was discussed,

The matier of banking arrangements suggested by Br. Cambrey was briefly
discussed.

A poll vote was taken and the budget was declared

CARRIED [% votes in favour, 401 abstained)

Mr. Cambrey advised the approved budget and new strata fees are effective
August T, 202
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13.

Financial trformation for the Period Ending April 20, 2020

Mr. Cambrey referred pwhers to the finandal information for the fiscal year ending
April 30, 2017 attached to the Motice of Meeting. He noted that approval of the
financial information is not required under the provisions of the Strote Properfy Acl.

There was no discussion,

NEW BUSINESS

a. ¥ Votc Resolution #2 - Waiver of Depreciation Report

it was MOVED AND SECONDED (501 /601}

WITEREAS:

The Owners, Strata Plan VR 4356, (“Strata Carporation™) wish to defer obiaining a
Depreciation Report as required under section 94 of the Strata Property dct until the
canchision of the Administrator’s appointpent;

BE IT RESOLVED:

Ry a % vote of the Strata Corporation that the requirement for the Strata Corporation
to obtain a Depreciation Report is waived.

A poll vote was taken on 3/4 Vote Resolution #2 and it was declared

CARRIED UNANRIMOUSLY

b. 3 Vite Resolotion #3 — City Work Order

It was MOVED AND SECONDED {501/601)

WHEREAS:

The City of Yancouver [“City"} has issued a work arder {*City Work Order”} for The
Owwriers, Strata Plan VR 456 (“Strata Corporation”] to immediately repair the exit
stairs in s building;

AND WHEREAS: .

The Administrator has abtained a proposal dated fune 16, 2020from Read lohes
Christoffersen Ltd. {"RIC"} to design and overses the repairs necessary 1o satisfy the
City Work Order lor an estimatad fee of 58,000;

AMND WHEREAS:
The Admimstrator has, with the assistance of RIC, estimated the cost of the exit stair
repairs, inciuding RIC's fees, 1o be approximately $50,000;
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BE IT RESDLVED

By a % Vote of the Strata Corparation, that a special levy in the aggregate amount of
Fifty Thousand Doflars [$50,000} be assessed agaknst Stratz lots 1 through &
{inclusive] for the purpase of paying RIC to design temporary shoring to aliminate the
life safety risk of the exit siairs, and oversee the temporary shoring work and fire
stopping instaliation in aceordance with its June 16, 2020 proposal and the City Work
Order. Such special levy shall be due immediately but may be paid, for convenience
purpases only, in 4 equal instaliments due Jidy 1, August 1, Sept 1 and October 1,
2020 in proportion with unit entitfernent as set out In Schedule "A®, below.

SCHEDTLE "A"

THE OWNERS, STRATA FLAN VR 456 - Spruce West
SPECTAL LEVY SCHEDULE

City Wark Order
TOTAL SPECIAT LEVY Fa0,000.00
TOTAL UNIT ENTITLEMENT 5,738
TOTAL SPECIAL LEVY /f UNIT ENTITLEMENT $E. 71384
Equsal
installments due
TOTAL July 1, August 1,
STRATA UNIT SPECIAL September 1 &
Lor __SUITE ENTITLEMENT LEVY October 1, 2020
1 101 QR4 $8,574.42 $2,143.61
2 307 77 8.513.42 T I28.3a
3 ] L¥ir) 851342 212836
4 #{1 L 551342 212436
b 501 a7 £,513.42 2,128 36
a a1 844 7,371.91 E,R42.98
TOTATL TOTAL 5738 £50,000.01 $£12,500.03

1. Carmbrey advised that he was ohlipated to have the work ordered by the City
completed based on his discussions with the City inspecter about the life safety issue
with the stairs as identified by RIC in its recent report. There was conslderable
discussion about Sirata Corporation’s abhgation to complete the work ordered by the
City and comments that a different engineer with RIC had previcusly stated the oxit
stairs were not a fife safety issue,
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It was then MOVED AND SECONDED (403/201)

That % Vote Resolution #3 be amended to reguire equal instalment payments on
August 1, September 1, Qctoher 1 and November 1, 2020,

A poll vote was taken on the amendment and it was declared

CARRIED UINANIMOUSLY
Following dlscussion, a poll vote was taken on % Vole Resobulion #3 as amended and
it was declared

CARRIED (% votes in favour, 401 abstained)

c. 3% Vote Resoiution 4 — RIC and Fairlane Expenses

It was MOVED AND SECONDED {601/301}

WHEREAS:

The Dwners, Strata Plan VR 456 ("Strata Corporation”) has received invoice #3171638
dated May 28, 2020 from Read lones Christoffersen (“RIC") in the amount of $2,052.75
for an opinion an the structural integrily of the building’s exit stairs as requested by the
Administmalor;

AND WHEREAS:

The Strata Corporation has received three repair estimates {2463, 2464, and 2465)
dated Wowvernbsr B 2019 from Fairlane Fire Protection Ltd. ({"Fairlane} totaling
%2,282.29 and wiches to proceed with the quoted repairs;

AND WHEREAS:
The Strata Corporation does nol have sufficient money in its pperating or contingency
reserye furds to pay for the RIC invoice and guoted Fairlane repairs;

BE IT RESOLVED

By a ¥ vote of the Strata Corporation, that a special levy in the aggregate amount of
Four Thousand Five Hundred Dollars ($4,500) be assessed against Strata Lots 1 through
& [inclusive) far the purpose of paying RIC invoice #317168 and Fairlane repairs set out
in estimates 2463, 2464 and 2465, Such special levy shall be due immediately but may
he paid, for convenience purposes only, on July 1, 2020 as set out in Schedule “B”
below,
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SCHEDULE "B"
THE OWNERS, STRATA PLAN VR 456 - Spruce West
SPECIAL LEVY SCHEDULE
Fairlane Fire Prolcetion and RIC Expenses
TOTAL SPECTAL LEVY $4,500.04
TOTAL UNIT ENTITLEMENT 5738
TOTAL SPECIAL LEVY / UNIT ENTITLEMENT $0.78425
TOTAL
BTRATA UNIT SPECIAL
LOov BT ENTITLEMENT LEVY
1 101 GR4 F77LH
2 201 ury Tah.21
3 31 o7 76621
4 431 o7 T66.21
5 50} ory 7621
6 [ 844 663 47
TOTAL TOFAL 5,738 54,564.01

Following discussion, a poll vote was taken and % Vote Resolution #4 was declarad

DEFEATED {2 vates in favour, 103, 201 and 401 opposed)

d. % Vote Resolution #5 — Administrator Fees and Disbursements

It was MOVED AND SECONDED {501/601)

WHEREAS:

The Owners, Strata Plan Vi 456 (“Strata Corporation”] is required to pay Administrator
fees and disbursements from its operating or contingency reserve fund pursuant to the
BC Suprerme Court consent order dated April 17, 2020,

AND WHEREAS:

The Strata Corporation has received invoice #1523 dated June 11, 2020 from the
Administrator in the amount of $4,835.00 and is not gresently able to pay the invoice
due to the current fund account balances and projected expenses;

AND WHEREAS:
The Strata Corporation wishes to raise funds to pay for Administrator invoices, induding
invoice #1523 already received;
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BE IT RESDOLVED

By a % vote of the Strata Corporation, that a special levy in the aggregate amount of
Twenty-One Theusand Dollars {521,000) be assessed against Strata Lots 1 through &
finclusive) for the purpese of increasing the contingency reserve fund and to pay the
Administrator's invoices. Such special Levy shall be due immedtately but may be paid,
for convenience purposes only, in 3 equal instaiments on July I, Auvgust 1, and
September 1, 2020 as set out in Schedule “C” below.

SCHEIMILE "C™
THE OWNERS, STRATA PLAN VR 45§ - Spruce West

SPRECIAL LEVY SCYFDULE
Administrator Fees & Disbursements

TOTAL SPECLAL LEVY $21,800.00
TOTAE UNIT ENTITLEMENT 3,738
TOTAL SPECIAL LEVY fUNIT ENTIILEMENT $3.6598]
TOTAR. | Equal installments due July 1,
STRATA {NIT SPECIAL | August1, and September 1,
LOT SUITE ENTITLEMENT  LEVY 2020
1 11 984 %3,601.25 $1.200.42
2 | ari 3.575.64 1,191.88
3 30k 977 3.575.64 1,151,848
4 401 o7 1.575.04 1,191.88
5 01 977 3,575.04 119188
6 601 346 309620 1,032.47
TOTAL  TOTAL 5,738 §21,000.81 $7,000.01

Michelle Bergeron Mok requested clarification on a recent luly & 2020 invoice from
tesperance Mendes forming part of Mr. Carabrey's invoice for June 2020 services. Mr.
Carnbrey advised he would obtain further details from Paul Mendes.

Dr. Mok raised the possibility of the strata corporation retaining legal counsel. Mr
Cambrey advised that Paul Mendes, although retained by Mr. Cambrey, is effectively
acting for the strata corporation because Mr. Cambrey, as Administrator, must act in
the best interests of the strata corporation. He also stated that in the case of a dispute
between WMr. Cambrey and the strata corporation, Mr. Mendes would not be able 1o
assist the strata corporation.

Mr. Cambrey advised that i the strata corporation wanted to retain separate iegal
counsel, he would provide assistance,



51
VR 456 - Anhual General Meeting Minutes
MW enday, Fuly 13, 2020
Page 10

It was then MOVED AND SECGNDED (601302}

That % VYote Resolution #5 be amended to require equal instalment payments on
August 1, September 1, and Cetober 1, 2020,

A poll vote was taken on the amendment and it was declared

CARRIED UNANIMOUSLY

Following discussion, a poll vote was taken on 3 Vote Resolution #5 as amended and it
was declared
CARRIED {5 wotes in favour, 401 abstained)

£, % Vote Resclution #6 — Market Appraisal

3 Vote Resolution #6 proposing a speciat levy for the purpose of obtaining & market
appraisal on the property was moved by 601, Given the motioh was not seconded, %
Yore Resolution H6 was not discussed.

14. ADJOURNMENT

There being no further business owners were thanked for their attendance and the
rmeeting was ferminated at 9:40 pom.
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SPECIAL GENERAL MEETING

THE OWMERS, STRATA PLAN VR 456 — 5PRUCE WEST

DATE HELD: Wednesday, Septemher 2, 2020

LCHCATFON: Undergreund Parking Garage, 1318 West 13 Ave., VVancouver, BC
CALL TO ORDER: 7.00 PM:

Owners in Attendance: Agnes Mui, 101 and 201

Peter Tavbis, 301
tdichelle Mok and Dr. lames Mok, 401

Tracey Backennan and Suzanne Foster, Executors, 501
Dan Sennenschein, 601

Guests: Fauf Mendes, Lesperance Mendes

Cixon Suntharam, Lesperance Mendes
Cynithia lageer, Goodman Commerdal Inc.
ark Goodmen, Goodman Commercial Inc.

Also in Attendance: ). Garth Cambrey, Court Appointed Administrator
1. CALLTGORGER

2.

3.

4.

The Court Appointed Administrator, Mr. Garth Cambrey, called the meeting to
order at 7:00 p.m. Mr. Cambirey introduced the guests present,

CERTIFICATION OF PROXIES

Prior to the commencement of the Meeting, it was determined that six (6}
votes were present in person and zero {0) votes were present by proxy for g total
representation of six [68) votes. Mr. Cambrey advised that voting cards wera not
distributed due to COVID-19 concerns, but that they were available if requested
or needed. '

DETERNiTMATION OF QUORLIM

Mr. Cambrey advised that the guorum of two (2) votes had been met and he
dectared that the meeting was competent to proceed with business.

ELECTION OF PERSON TO CHAIR THE MEETING

Mr. Cambrey advised that he would chair the meeting as the sole representative of
the Strata Corporation and Strata Councit under the terms of the April 17, 2020 BC
Suepreme Court Order,

53
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5.

PROOF OF NOTICE OF MEETING

Owrers were advised that Notice of the Speciat General Mesting was distributed on
August 13, 2020 in accordance with the bylaws and the Strofa Property Act.

H was MOVED AND SECONDED [601/501}
That Proof of Notice of the Meeting be accepled.

7.

A vote was taken by a show of hands and the resolution to accept proof of notlce of
the meeting was declared

CARRIED (5 votes in favour, 401 abstained}
APPROVAL OF AGENDA

Mr. Cambrey declared the Agenda distributed with the Motice of Meeting be
approved as circulated.

APPROVAL OF THE PREVIOUS MINUTES

It was MOVED AND SECONDEG {601/201) that the previous Annual General Meeting
minutes of uly 13, 2020 be approved as distributed.

Or. Mok requested clarification on the discussion about “variances” under heading
1?2 about the approving the budget on page 9 of the minutes. Tracey Maclennan
offered an explanation as she originally raised the concern. Ms. Maclennan
explained she had two items of concern about the treasurer funding professional
services without the knowledsze of all strata council members. Those relate to the:

a. April 2018 fire stopping repairs jn the exjt stairways, and
h. 2019 procurement of Clark Wilson LEP.

Dr. Mok also wondered what came of the discussion on the strata corporation
retaining legal counse! Independent of the Administrator, as detailed on page 2 of
the minutes under heading 13.

Mr. Cambrey explained that it is open to the strata corporation to retain legal
counsel as was reflected in the minutes. v response to Dr. Mok's question on what
assistance Mr. Cambrey had provided in retaining independent legai counsel, Mr.
Cambrey advised he had not taken any steps because he was not instructed to do sa.
However, he remained open to assist the strata corporation if there was interest for
it & retain separate legal counsel.

Following discussion, Mr. Cambrey asked owners to indicate their interest in the
strata corporation retaining separate legaf counzse]. Only 401 expressed an interest,
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A vote was taken by a show of hands and the resolution to approve the previous
minutes was declared

CARRIED (5 votes in favour, 461 abstained)

3. IINFINISHED BUSINESS

There was no unfinished business that was not included on the agenda.

2. NEW BUISTNESS

a. Winding wp Instractions — Magority Vole Resobution

it was MOVED AND SECONDED (301/60%)

WHEREAS the fritish Columbia Supreme Court made an order under 5. 174 of the
Strato Property Act, 5.8.0. 1998, c. 43 {the "Act") on April 17, 2020, appointing Garth
Cambrey as the administrator of The Gwners, Strata Plan VR 456 {the "Order™).

AND WHEREAS under the terms of the Order, the administrator must exercise the
powers and perform all the duties of the strata corporation and its strata cotneil,
subject to the reguirements of the Act.

AND WHEREAS the Order also authorizes the administrator to take all reasonable
and necessary steps to investigate and compleie a voluntary winding up of the strata
corporation with a Hguidator under Part 16, Division 2 of the Act.

AND WHEREAS the adminlstrator entered into a listing agreement Goodman
Commmercial Inc. on Juky 9, 2020, to market and sell the strata corporation tands and
building {the "Pronerty"}.

AND WHEREAS Openform Properties Lid. {OpenForm) has offered 10 purchase the
Property for 54,350,000 subject to certaln terms and conditions set out in 3 Letter of
Intent signed by the administrator and OpenForm on August 7, 2020 {the "L.0UL").

AND WHEREAS the LCLIL reguires the strata corporation to convene a special general
meetig within 30 days, and no later than September 4, 2020, to determine whether,
in the sole discretion of the administrator, there is sufficient support among the
owners to proceed with a general mesting to approve the winding Uup of the strata
corparation on the terrms set out in the LOLL

AND WHEREAS the administrator has the discretion to apply to the Court for
directions or an order to investigate and oversee a voluntary or Court ordered
windup of the strata corporation.
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AND WHEREAS, under 5. 27 of the Act, 3 strata corporation may direct or restrict the
Councit in its exercise of powers and performance of duties by a resolution passed by
# majority vote at an annual or special general.

BE IT RESOLVED by a MAIORITY YOTE of THE OWNERS, STRATA PLAM VR 456 (the
"Strata Corporation”) that the Strata Corporation be directed to authorize the
administrator to proceed with the voluntary winding op of the Strata Corporation
under the terms and conditions set out in the L.0J. and subject to the provisions of
the Stroto Properly Act.

END OF RESOLUTION
Explanatary Notes:

This resolution authorizes the administrator to proceed to wind wp the strata
corporation based on the terms and conditions set out In the attached L.O.L If the
owners approve this resalution, the administrator will:

1. cause the strata to enter into a definitive agreement of purchase and =ale based
gn the terms set outin the L.O.).,

2. retain a liquidator,

2. convene a special peneral meeting 1o appoint a liguidator and approve the
winding up of the strata, and

4, apply to the B.L. Supreme Court on the strata corporation’s behalf to confirm the
winding up of the strata corporation.

Following a brief diseussion on the proposed resolution, Mr. Cambrey turned the
meeting aver te Mark Goodman and Cynthia fagger to review the process they
foliowed in marketing the property and obtainlng the Lletter of Intent from
CpenForm.

Mir. Goedman explained the marketing process that included creating a webgsite, a
sacial rmedia program on Facebook for Business and Linkedln, contacting Goodman
Commercial c.'s client list, and mailing an information brochure created far the

properiy.

The respeonses generated were pleasantly surprising and resubted in about 30
confidentially agreements being signed allowing interested parties to obtain
pertinent documents. The challenges of the pending building repairs and City of
Yancouver Work Crder for the exit stairways resulted in several verbal offers ranging
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from low 52,000,000 to low 53,000,000, There were 5 legitimate interested parties
and 2 letters of intent were offered and considerad,

M. Goodman provided a handout for owners that included further details on the &
offers and explained how negotiations with 2 parties resulied in the signed letter of
intent with Openform that is now being considered.

ndr. Goodman felt it was a very competitive process where the market established
the property valte. He advised that arrangements were made for the buyer's
representatives to inspett the property with representatives from 3 engineering
firms.

Owners were advised of the nexl steps in the process that included pegetiating &
Purchase and Sale agreement incorporating the terms of the letter of intent,
removing subjects and increasing the buyer's deposit to $260,000. Also, that the
court process to windup the strata was a long process.

it was noted that the strata corporation remains responsible for the repair and
maintenance of commaon property and assets unill the transfer of the property to
the purchaser has completed.

There was abso discussion concerning the property’s RM3 zoning as it might apply to
redeveloprment of the property.

Following discussion on the valuation methods used to determine the listing price,
Ms. Mok suggested that the property value was closer to 56,000,000, Mr. Goodman
and Ms. lagger disagreed stating the market value was established through the
marketing process and is lower than 56,000,000 because of the required repairs to a
building that is failing. It was al50 hoted that the City of Vancowver Work Order must
continue.

Discussion followed about the requirements of the buyer that included completing
its due diligence, likely retaining engineers and other prefessionals, and arranging
financing. Based on the dates established in the letter of intent it was noted that the
sale could complete between November 2021 and Avgust 2022, but that shorter
completion date could be achieved if all 6 strata lots were sold to the buyer. Mr.
Goodman advised that huyer is open to purchasing afl strata lots, which weould not
require the strata corporation to be wound up,

Under the court process, an 80% vote is reguired to appoint z liquidator to wind up
the strata corporation. Concerns were expressed thal the strala corporation would
remaln responsible for the building repairs during that process, which could be up 1o
2 years. The matter of required building repairs to make 501 habitable was alse
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discussed.

There was also discussion about the process invohved if the proposed reselution
giving direction to wind up the strata corporation failed. It was suggested the
options included applying for a court-ordered wind up, arranging for sale of 100% of
the strata fots te a buyer, or repairing the buillding envelope.

Following discussion on what would be required Lo pursie a 100% sale of the strata
lots, including amendments to the Administrator mandate {which could be achieved
by consent); a straw vote was taken on whether cwners would be in favour of
pursuing a 100% sale of the strata lots. Based on estimates relating to costs
associated with 3 windup provided by the Administrator, i is estimated owners
could save in excess of $40,000 per strata lot in legal and liguidalor costs plus a
significant amount of time through a 100% sale.

The results of the straw vote were that 401 was not in favour of a 100% sale a this
time. Following discussion about keeping the 100% saje option open,

It wzs MOVED AND SECCNDED {601/501}

That the majority vote be amended by adding the following werding to the
resobution:

“and that the strata carporation reserves the right to authorize the Administratar to
pursue a private sale of all six {6} strata ols, under a single agreement, at a future
date ¥

A vote was taken by = shuow of hands and the amendment to the majority vote
resobution was declared

CARRIED {5 votes in favour, 401 abstained)

A vote was taken by a show of hands and the amended majority vote resolution to
provide instructions to the Administrator was declared

CARRIED [5 votes in favour, 401 abstained)

b. Petitiopars’ Reasonghle Legal Yees — % Vote Resolation

A motion was made by 501 to consider the % Vote Resolution but it was not
seconded. Wr. Cambrey advised the resolution could not be discussed unless the
motlon was seconded. He also noted that considering the proposed resolution
provides an opportunity for owners to agree to a reduced amount of legal fees, if
there is unanimous agreement,
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i was then MOVED AND SECONOED {501/401)

WHEREAS:

The Administrator for the Owners, Strata Plan VR 456 (“Slgala Corporation™) s
required to call a meeting of the owners pursuant {o paragraph 4 of the BC Supreme
Court Consent Order dated Apti} 17, 2020 (*Consent Order”™} 1o eonsider a resaluhion
to reimburse the Petitioners named in Supreme Courd Action #NEW-5-5-22743, New
Westminster Registry their reasonabie legal costs in the Court proceedings leading to
ihe Consent Order;

AND WHEREAS:
The Administrator hag recently receivied comespondence from the DPetitioners’ legal
counse] stating that the Petitioners’ reasonable legal {fees amount to $20,000;

-BE IT RESOLVER

By a % vote of the Sirata Corporation, that a special levy in the agpregate amount of
Twenty Thousand Dollars ($20.000.00) be assessed against Strata Lots 1 through 6
(inclusive) for the purpose of paying the reasonable legal costs of the Petitioner in the
legal proceedings leading up to and resulting in the Consent Order. Such special levy
shall be due immeadiately but may be paid, for convenience purposes only, on Cotober
1, 2020 as set out in Schedule “A™ below.

SCHEBULE "AM
THE (PWHNERS, STRATA PLAN VR 456 - Spruce West
SPECTAL LEVY SCHEDULE

Petitioners' Legal Costs

TOTAL SPECTAL LEVY F 20,100

TOTAL TNIT ENTTILEMENT 5,738
_TOTAL SPECIAL LEVY / UNIT ENTHTLEMENT _§348554
STRATA UNI TOTAL
LOT SUITE  FNTITLEMENF  SPECIALLEVY
! 101 984 $3,429.76
2 201 977 3,405.37
3 301 477 3,405.37
A 401 977 340537
5 501 977 3,405.37
6 601 846 2,948.75

TOTAL TOTAL 5,738 520,800.00

58
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Mr. Cambrey asked Ms. Maclennan it the petitioners were open to accepting an
amount less than set aut in the resolution amd was advised that 514,600 would be
acceptahle. The remalning owners did not agree with the revised amount and Mr.
Mendes advised that there is no doubt the petitioners will get some ensts,

it was then MOVED AND SECONDED {601/501)

That the % Vote Resalution be amended to an amount of 514,000,

Following discussion, Mr. Mendes advised the court awards costs based on a tarilf.
Considering the court order issued was by consent, he suggested the tariff might
resuit ina S10,000 amount.

It was then MOVED AND SECONDED (601/501)

That the amendment to the % Yote Resolution be amended to reflect an amount
of 510,000.

Following discussion on legal fees paid by other owners who supported the consent
order, a vote was taken by a show of hands and the amendment Lo the amendment
was declared

DEFEATED (2 in favour {601 and 501}, 4 epposed (201, 301, 201 and 101})

Following further discussion, & vote was taken by a show of hands on the
amendment to the % Yote Resolution and W was declared

DEFEATED (2 in favour {601 and 501}, 4 epposed {501, 361, 201 and 101))

A vote was taken by a show of hands on the original ¥ Vote Resolution and it was
declared

PEFEATED {2 in favour (60T and 501), 4 opposed {401, 301, 201 and 101))

10, AINOURNMENT

There being no further business, owners were thanked for their attendance and
the meeting was terminated at 9:46 p.m.
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1.0

1.1

1.2

1.3

1.4

1.5

SCOPE OF WORK

On Dacamber 18, 2017, under snowy skies and a temparaiure of 1°C, John
Drinkwater, B.A.8c., E.|.T., Manager, Depreociation Studies of Sprati Emanuel
Enginearing Lid. {SEE} cohducted a Visual-Only Building Condition Survey of
the above-referenced development. The purposa of the review was to assess
the current state of the bullding to produce the following Visua! Building
Condition Survey. A follow-up review was conducied on March 6, 2018 fo
complete the roof review which was partly covered with snow on the original
review date. This repont should he read in sonjunction with the aftached colour
photographs, which were taken at the time of réview.

The primary focus of the review was the building, including exterior wall
surfaces, windows, flashings, sealants, roofing, decks, doors, common public
spaces, and locations of specific concern o the owners, including Suites No,
501, 604, and the emergency exit stainvells.

SEE prepared this report o the account of Strata Plan VR 456 - Spruce West
¢/o Ms. Agnes Mui, Strata Council, The material in it reflacts the best Judgment
of the writer In fight of the information avaltable at the thme of preparation. Any
usa that a third party makes of this report, and any refiance on decisions made
hasad upon this reporf, are the responsibility of such third parties. SEE
accapts no responsibility for damages, if any, sufferad by any third party as a
rasult of decisions made or actions based upon this report.

The obseivations and recommendations contained in this report are based
upon the information obiained duwing a visual review and reflect the general
gondition of the building at this time. The review does nol include the
excavation of landscaning or remaval of any cladding or other finishes. | is pot
the intent of the whter to idently every defect which may be present in the
extatior of the building, within the scope of this limited reviaw,

it is assumed that the buliding was designed and built completely with proper
Permits and approvals and in accordance with all appiicabie Codes at the time
of construction, and that all subsequent work was done In 2 similar manrer,
No attempt has been made to analyze the design of the bhuiding or its
components and no delsiled zening or Building Code review has been
conducted,

735
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2.0 GENERAL DESCRIPTION

2.1, The subject development located at 1088 West 13th Avenue, Yancouveris a 8
storay strata-titled residential condominium building constructed in 1277, The
huilding is reportedly constructed using precast concrete. The building has a
total of 6 suites with each unit ocoupying the fotal area of a single ficor. The
building is built over a single sforey below grade parkade which is constructed
from cast-in-place conventionally reinforeed concrete (Photoz No, 1 to §).

2.2, The fellowing is a brlef building description:

Building Name Spruce West - T
Bullding Ownar Strata PlanVR 456
Building Address 1089 West 13th Avenue, Vancouver, B.C.
| Bullding Type Mid-Rise Strata-Titled Residential Apariments
Principal Occupancy Resldential
 Date of Cansfruction 1977 T
Building Age ' 40 Years -
Appiicable Building Code Vancouver Building By-Law, 1375
Type of Construction Non-Combustible Precast Concrete
- Number of Units B
Number of Storeys =~ _|B L
Parking 1 Level Below Grade Parkade
Adjoining Properties North: Low-Rise Multi-Unit Residential Buiding
East: Low-Rise Muitl- Unit Residential Bullding
South; West 13" Avenus
- . West: Spruce Sfrget 00

B0
036
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3.0 OBSERVATIONS

3.1,

Roof

item

Descriptlon

317,

The main rpof consists of s 2-ply torch-applied SBS
membrane which appears to be Installed over insulation
which has been placed on top of the concrete roof slab, At
the time of review on December 19, 2017, the majorify of
the roof area was covered with snow, Emiting the review, A
follow-up review of the roofs was done on March 6, 2018.

Photos |

31.2

Where visible the roof membrane appears fo be in average |

condition for #s reported age of approximately 11 years.
The membrane has Geen terminated at the elevator
overrun strociure with a single gumilip cap flashing. The
caulking applied io the gumipy & aged and requires
eplgcement.

Tand§

At the side of the slevator there is an east facing air
balanes vent which reportedly caused water ingress in the
past. There is a patch of 3BS membrane on the wall and a
caver flashing which has reportedly been effective at
stopping water ingress irte the slevator shaft.

314

Rocf access is via a ladder and the roof hatch is a hinged
domed acrylic skylight. Past water ingress has oocurred at
the skylight, however, at the time of review the interior
finishes were tested with a moisture meter and found to be

dry.

10 ta 12

The main roof membrane s installed over insulation boards
or another semi-compressible materlal. The membrane
lapa and joints appear well instalied, with no defects or
damage observed, The roof area is not well sloped, with
excessive ponding up to %" deep over the majority of the
root area.

108 ta
110

The single roof drain does not have a clamping collar as
required. The membrane leps info the drain body have UV
darnage, are beginning to peel and require repair. SEE
recommends instaling a UvW-stable reinforced liguid
flashing membrane over the membrane transifion af the

111 and
112

837
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Hem

Descriptian

Photos |

347

Tha Suite No. 601 roof deck has a 2-ply SBS roof
membrang torched directly to the concrete deck. This area
has tuestionable insulation. The membrane is in good
condition, with no defects observed in the flelkd. The
membrang is terminated with a gumlip flashing against the
building wall, which appears to be In good condition, Water
is hypassing the roofing upleg despite the well installed

flashing due to lack of waterproofing on the face-sealed
wall assembly.

113

3.1.8,

The SBS membrane at the Suite No. 601 deck was not

coptinued over the parapet curh, as iz best practice. The
top-mounted guardrall and cap flashing were both feft in
place, with the new roofing ferminated on the horizontal
surface of ihe deck. This location was repored to leak, and
open holes in the waterproofing were observed. Tha
fransition from roofing fo flashing had a subsequent repair
attempt using asphaltic mastic, which is completely
ingffective. The mastic is row deteriorated from UY

sxposurg, and abowing water ingress af every guardrail

post,

11410
M7

The Suile No. 601 drain body is & standaerd floor drain

assembly which does mot Include a mambrane clamping
goltar. A supplemental filter basket has been placed over
the drain grats,

The Suite No. 601 aluminium deck guardrail is assembled
with rusted fasteners, The guard was not tested for
structural  strength.  Replacement of the guard s
recommendsad and inchuded In our repair budget in Section

4 below,

119

3.2, Exterior Walis, Windows and Balconies

ltem

 Description

3.2.1.

The exterior walls are precast concrels panels. The walls
have been treated in the past with a hydrophobic clear
penetrating sealer. Desplte the sealer there are numerous
ipcatione on all elevationz of the building which are
experiencing aclive water ingress through unsealed cracks
in the concrete. The type of sealer used is not approprlate
for preventing water ingress at cracks and joints in concrete
to the axtent - completely inaffectiva.

13

32.2.

The original windows in the buliding are auminium framed
nor-thermally broken with Insulated Glazing Units (IGUN.

14 and 15

038
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Hem

Cescription

3.2.3 |

concrete on the elevator overun walls. In the attached
photograph, the spall is appreximately 2 wide by 4' high
primarily on the north face.

__At the roof level there is a significant area of spallir;g—

5 and 17

| Photos

324.

profile cast into the concrete from the form materals. At
each floor line, there s a reveal in the cohcrete walls, The
floor fine reveal Is un-caulked and at svery location
reviewed was found to have cracking virtually certain o
allow waier ingress. '

The exterior walis have a decorative vertical wood plank |

18 to 20

325,

The east facing building wall has a number of cementilious
repaii patches which appear to have been done after the
hydrophobic clear sealer was applled. These patches are
absorbing water causing thermn to darken relative o the wall
araas around them. The result is the appearance of derk
streaks on much of the slevation,

3, 21and

33 Suite No. 6014

fiem

,,,,,,,,,, Dascription

3.3.1.

Photos

There are multple polnt of water Ingress in Suite No. 601,
along the east elevation roof deck.

23 and 24

| 3,32,

At the south end of the deck, waler ingress is occurring at
the outswing door from the suite onto the deck. Water
ingress is the result of poor installation detsils at the door
sill, jamb and head which is aliowing wind driven rain o
penctrate. The interor finishes are heavily damaged,
inciuding complately saturated and mouldy drywall, rofied
carpet tack sirps, and rusted steel sfud framing. Thers is
also & location of wet, meisture-damaged drywall halfway
up the door jamb, indicaiing a discontinuity in the door
instaliation waterproofing of the head or jamb. The door
liself is not a water-resisting rated door and cannot he
improved fo meet the reguired standards in Vancouver
Bullding By-Law, 2014, Replacement is reaquired in
conjunction with other repairs, summarized in Section 4
balaw. '

:

25 to 33

839
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Hem

Description

3.3.3,

The majority of this suite east facing wall is constructed
with face sealed sfucco. Behind the water heater, a patch

dof drywall has been removed to reveal this wall's

construction. It consists of:

» Facesealsd stucco and lath,

+ 1" steel fuming,

» Painted interior drywall.
This wall assembly is complately uninsulated and has been
installed without a moisture barrier behind the stucco. Due
o active water ingress which is ocourred over a long perod

of time in the area, the steel stud stuciure is heavily
fugied.

34 and 35

334,

Additional heavy water ingress is actively occourring at the
northeast corner of this sulte, located within the master
kedroom closet. There is heavy mould and water saturated
finishes at the building cutside comar. On the exterior of
this Yeak, there is a fop mounted balcony guardrall with
unsealed attachment to both the roof curb amd exterior
building wall ag well as falled exterior paint coating on the
stucco and insufficient roof membrane defalling at the
parapet curk saddle connection.

36 to 42

Tha suite has a galley Kitchen which ends at a balcony
sliding door. The owner identified stalning on the wall
achacent the shiding door with apparent water damage. This
appears to be the result of condensation forming on the
exterior wall behind the calendar which hangs here. It was
discovered that this well Is actually a 34ite balcony sliding
door frame, The fixed side-lites have heen replaced by a
sheet of interior drywall with 2 metal flashing on the
exlerior side. This exterlor wall is completely uninsulated,
explaining the formation of condensafion behind the
calendar.

43 and 44

3.348.

On the west elevation betwesn the living room and Kiichen,
there Is & window which appears o have been replased in
the past. The IGU is stamped with a date of 2007. The
caulking insialled at the window perimeter s aged and
figic, Caulking end dams ware not instalied between the sill
flashing and the concrets Jamib, aliowing water fo penatrate
below the flashing onto the rough opening sill,

48 and 46

=
,;._.If



Dwur Fils Mo, 517-544
March 8, 2018

Page 7 of 1

4

Description

Photos |

3.3.7.

The north balcony opans out with a double sliding glass
door. The doer jambs are located In proximity to the side
parapets of the balcony, and water damage and mould is
apparent on the intericr. The maisture may be a result of
condensation; however, the balcony parapet saddie
connection B not waterproofed. Water was observed on
the balcony at the door sill. An active leak at this location Is
pobable. =~ 0000

47 to 52

3.3.8.

Fisewhere on the balcony, spalling concrete was observed
as & result of rusting of the reinforelng steel. It appears the
steel was placed with insutficlent cover, moisture has
penefrated causing the steel fo rust, which expands within
_the concrete causing the surface to spall away.

83 tn 55

3.4, SBuite No. 501

Kem

Descriptionm

Photos

3.4,

The suife owner reports multiple locations with active water
ingress. The master bedroom is located on the sast half of
the suite with exposures east and north. Thare is a water
stain on the celling above the closet which iz saturated wet.
Thig location is directly below the master closat suite in
Suite No. 601 above. Water Ingress al Suite No. 801 is
migrating through cracks in the floor slab to cause the
vbhserved water spot in Suita No. 501,

5&{A)
ang 57

342

There is active water ingress, wet and mouldy drywall, and
rotted carpet tack strips in the closet locafed at the east
corner of the suite. '

56(B), 58
and 59

3.4.3.

On the north side of the bedroom the drywall at the head,
jambs and sill of the window are wet, confirmed with
readings from the molsture meter. There appears to be

waterproofing details.

water ingress occuring at the window frame or perimetefi_

56(C)
and 60

34.4,

badroom east facing window.

Simflatly, there is wet drywall st the perimeter of e |

H_EE{ Dy

34.5.

There is a walkthrough closet and powder reom attached
to- this bedrecom. The celling of the powdsr room has
peeling paint and water damaged drywall which tested dry
at the time of review (Photo No, §1(BY). This appears to ba
related to a past plumbing leak in Suite No. 801 ghove. At
the door into the closet there is also water staining on the
cailling and wall which tested dry at the time of review
{Photo No. 61(A)).

81 to 63

a¥1
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Description

Phetos |

3.4.6.

Reported dampness was also reviewstd in the living room
below the fixed pane of the sliding door onto the north
deck. The door frame was installed on a wood cwb andg
there is no evidence of a waterproof membrane. The
exterior of this detail consisis of a flashing which has been
gaulked directly to the concrete. The location was tested
with a moisture meter and found {o be in a wet condition,
The carpat tack strip i proximity to this arem has
| completely roftad away.

34.7.

G4 to B9

On the north baicony there s & second instance of water
ingress accurring at the head of the sliding door. This
appears to be relafed to balcuny parapet saddle datall on
the deck above.

70

3.4.8.

This suite shares a similar uninsulated wall detail at the
sliding door frame at the end of the kitchen. In this suite the
glass 1GUs to either side of the sfiding door have been
repiacet with a sheet of plywasd which is palnted on the
axterior side and wallpapered on the fnterior.

711073

3.4.8.

Cin the south facing deck there is evidence of water ingress
through the balcony and parapei walls on the sukie above,

T4 and 75

3.4.10.

In the siavator lobby for Suite No. 501, mouldy wallpaper
was obsarved near tha floor level, The locatlon was tested
with a molsfure meter and found o be saturated wet, There
is an active leak through the south facing building wall
resulting In the observed cenditlon.

76 and 77

3.5. Emergency Exit Stairwells

ltem

Description

Photos

3.5,

The building has two emergency exit stairwells which are
located st the sautheast corner of the buildihg against the

| exterior walls. Both stairwelis exhibit multiple locations with

active waler ingress, spaliing concrefe and possibie
structural deficiencies. For the purposes of this review we
define Stairwell A as the stair which begins at the Level &
elevator lobby and exits through an exterior door fo the
east parking area. Stainwvelf B 1s defined as the stair which
hegins at the roof deck of Suite No, 801 and exits at the
main floor elevatorlobby, -~~~

18

3.45.2,

These stairs are constructsd with what appear to be
precast stair stringers which have been sef on cast
concrete ledgers incorporated info the adjoining building
sfructure. These stairs are separated by a 4” thick concrete
wall. Active waler ingress and large aress of spalled
goncrate ware obsanrrag in hoth s:.taimells.

79

42
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Hom

Descnpﬂun

Photos |

3.5.3.

Stair A: Al Level 5 there is beavy spalling of the concrete
along the bullding =ast wall at the ledger which supports
the stringer sbove. There ks active water ingress at the
Level B8 landing for the opposite stalrwell. On the south
facing pertion of the wall the concrete is heavily spalled
around the full perimeter of the south facing window.

80 to 83

3.54.

Stair A: At all levels, the stiair stringers were observed {o
have deflection between 2" and 2" at mid span. Deflaction
was measured between the smoke and fire blocking which
Iz installed between the stairvell side walls and stalr
sitingers.

84 and 85 |

355

Stair A, At locations rear the exerior south facing wall,
stipport brackets have been Installed at the mid span of the
stair stringer for an unknown purpese. The brackets are
attached o the building wals and to the underside of the
staly stringer using singles %" diamster bolis. The huilding
extarior wall has moved oulward relative o the stair
stringers by approximately %" causing a typical conicat
hreakout of the anchor bolt instalied ai the underside of the
stinpger,

3.5.6.

86 o BB

Stalr A: At some landings cementitious petch materiat has
been applied to the stainwell celling which is now heavily
cracked as a result of the deflaction of the stair stringers.

89 and 90

35.7.

Stair B: Active water ingress is ocguriing at the axterior
fire-rated steel door at the top of Stair B which opens
inward from the Suite Ne. 601 roof deck. This door does
nof have any overbead protection and has non-exisfent
waterproofing detals af the sill which is sloped inward.
There ts water throttahout the stalr landing below the door
sill. The water ingress through this door is confributing to
the previously noted water ingress and damage at the
! evel 5 stair landing in Stair A

o 93

3.5.B.

Stair B: At the Level 6 stair landing, there is also active
water ingress from the. perimeter of the south facing

| window, The concrate is heavily cracked and spafied.

1

3.6.8.

Stair B: This stairwell has an identical angle bracket
installed between the underside of the stair stringers and
the south exterior wall, It appears the south wall has
maved outward relative to the stairg by approximatealy 34",

85

3510

Stair B At Level 3 thare is aclive water ingress which
appears to be coming from the ficor line cofd joint h«eh'ureen
Leyels 3 and 4, south elevation.

o6

043




Our File Mo. S17-544
March 8, 2018
Page 10 of 14

3.48. Parkade

Item

Description

PhomL

3.6.1.

The bullding Is served by a single lfevel underground
parkade, Thers are multiple locations &f active water

97

The majority of the parkade leaks asre along the west
foundation wall beginning at the north side at Stall No. 5,
continuing south foward Stall Mo. 1. Aclive ieaks are
ecocurting in multiple cracks ‘spaced between 4" and &
apart.

98 to 102

363,

parkade with active water ingress occuring through
glectrical conduit which is assumed to zerve landscape

193 and ;
104 ;

Active water ingress is ocourring through cracks and
penetrations in the roof slab over the electrical room and
elevator lobby entry doors. The source of water ingress is
-unciear as this location which is fully within the building

105 o
107

Thers is no insulation at the unheated parkade ceiling,

044
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Engiresrs

tdichetie Bergeron

Spruce West - Strata Plan YR 456
1099 West 1310 Avenue, Saite 501
Wanoouver, BC WaH TR

[Desr tds. Bergaron,

RE: Building Envetope Remediation - Design Development Report RAC Mo, VAN, 122220000
Strata Plan VR 456, Sproce West, 1089 W 15th Avenue, Vancoiver, BG

1.4 INTRODUCTION

As requested, Read fones Cheistoffersen Lid. (RJC) conducted
a revigw of the building ervelope and parking structure at
Speuce West [Phaoln 1), The intent of our review was 1o
develop a Besign Developmenl Repott for the rerpediztion and
rrairsenance of the buiding envetope. This report is based on
RACs reviow of a Building Condition Azsessment repart
prepared by Spratt Emanuel (revised March 6, 2008} and wisual
chservaiions made on she by 940 o Getober 31, 2008,

RJC's review was visuat in raluge and included a review of the
befow grade parking structure, the building exsertor, the
buifding stairwells, Lhe roofs and the interior of Units 107, 201,
BOT and B,

Fhole T - View Logking Narth

.0 BUILDING DESCRIPTION

Spruce West js & ik starey residential
building constructed circa 1977, There iz
ane unit per fioor and each unitis
accesserd via 3 aingle elevator or a split
srairwel. The buiiding is built with
reinforced concrete 2nd the extarior wails
are a reinforced casl-irplace concreie
systemn. The structural drawings provided
1o us indicale that precast ribbed shelis
rmay have heen used ta forrm the wall and
then irdilled witk concrete (Figuse 7).

ftead Jjones Christotfersen Lid, 1265 West Broadway, Suite 300 tel 604-738-0048 emall vancouver@ie.ca
Crootive Thinking Seastical Rezafte  Vanoouver BC VGH 3X8 fax 604-FAE-110F  webh  rjo.ce

careTe



The drawings also indicate that the extesior concrete walls

Building Ervelop Rermedistion - Deeign Developrenit Repart [ecarnbar 19, 2018 AIG R VAN T 22 F20 057
Strate Flan WH 456, Sproce Weas, 1009 W 13t Avanue, nage 2
anroler, B3

have a layer of 1" Bgid insulation and imedor drywel on the
intetior, The drawlngs da ret indicate 5 vapour barrier
inboard of the insulation or a waterproofing matetial on the
exterior surface of the conerste, This systen: relies on ke
wiater tighlness of the conerete and sealanis at
penetrations 1 restrict moisture ingress anc (s prone to
congdensation formirg o interior sufaces,

The rrain roof and soth foor deck consist of atwe- ply
werch applied modified bitmern swstem over rigid
nsuiation and precast concrete sfabs,  We understand that the membranes wese replaced 11 years aga.
however & appears that the flashings and rallings of the sixth floor deck were not removed to accommodste
menthrane replacement (Phote ¥} We also underszand that insulation was not repiaced below the sixh floor
deck,

Fhoto 2 = Sixth Floor Deck Flashing and Railing

3.0 SUMMARY OF OBSERVATIONS AND COMMENTS

R.JC aren general agreerment with the report prepared by Spratt Emanuei with respect o lhe general
condition of the building envelope. MUmerous arcas of leakane were chserved which has resulted in darmage
o interior finishes, A brief surmary of our abservations starting from the top of the boilding and then oo
the building exterior are &g Tollows:

Tt 'iﬁﬁ.ﬁﬁ%m‘;‘;%{i&
Ui R e 2

-Descripion of-Ohservation; e v

Main Roof: The mair rool membrane is a two
piy torch applied modified bitsmen system, 18z
in gererally i gocd cosdiion, the has large arcas
of panding {Phoin 3% Pending can resultin
prernatere failure of the mersbrane and a greater
orobabilry of leakage should 2 failsre coour,

—_

It is recommended that efther drains or a new
roof slope package be installed. Drains may be
lese sxponsiee, hul will penetrate into the sixth
floor living space and then heve to cxit through
aither the stairwsl or through exterior wals, This
may he unsigntly and will resutt in areas of
dropoed ceitings 1o encloze the drair fines.

Phoio 3 = Pending Water on Main Roof
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It ig alsc recormmend that a new ﬁu:q.rltc roc-f
hiatesh be installed of repaired =5 the existing
hinges are broken and roof access is cumently
ursefe.

2 Sloped Stainweif Roaf: The sloped stz root is
corrugated metal with exposed {asteners (Fhoto
4). It appears to he in good condition from
ahove, but there bz revere legkaga below resulling
in spalied concrete In the stainwel.

[t is recomrnended that the slainwed roof e
repluced and concreta repaired below.

[ i also recormmended that the sloped metal
100 over the sixth fleor closet north of the con
be replaced at the same time. Sealant was
vhaened on the fasteness and there was
evidence of eakage below which may be from
the metal roof or other sources,

3 Sheth Floor Skylight:  The skylight comsisls of
ingulated glaas units (GU's) zet in a non -
thermalky broken metal T-Bar frame {(Pholo &b
Wa undersland that & was replaced seven years
aqga and has rio appareat prehlems. Mo apparent
semediation i required, bt it may have to be
removed 10 accommodate oxlerio wall and
vertical glazing repfacerment. Cansideration can
be given ta replacing the skylight with @ more
robust glazing system having improved thermal Do -
] perfur:fwanue at that time. ‘ Pherte 5 — T-Bar Skylight a1 Sixth Floor




Bualding Erveiope Remedialion - Design Devcicamert Repoa

Steata PRan VR ARE, Spruse West, 1086 W 10th Avenue,
Varcovet, BG

Depemhe 19, 7118

FLIC W, WM T A A0
page 4

CTREfr ]

o Y P,

| T Ma-;’ ﬁ.-;ﬁ:f‘tmwg x'.p\fjw'-\?:w
m‘e‘a”“ﬁﬁlpqm!@b?gﬁk E JJ"*“* LA B g s i

1*;.
: =
fa)
g
4L
¥
*
I‘"Q-'F

i

i,

i

H

3

53
&5

Sixth Floor Reof Deck: The sieth floor deck
mambrane is 2 two ply torch applied modified
hiturnen systern (Phata B). 1t apoearsto bein
generaity goed condition, but perimeter
terminsdions are poos, There are numerous leaks
inlo ke Fifth Floor Unit bedow and e slaleaelk,

It ig recommendead that full replacernent of the
mambrane be underlaken with approprizte

b detaiting at railing, walls and doar threshalds, i

i5 also recommended that insulation be installed
botow the meenbrane. The raling will hawe 1o be
removet 1o acoommadate the work and replaced
wyith e railing 25 it oniikely capable of
supgrting cUrment |sterat load requirements.

Phota & — Sizth Floor Roof Deck

Sixth Floor Stucco Deck Wakls and Glazing:
Murnerous areas of feakage were observed in the
den area, Leakage iz likely the result of &
combination of slucoo wall, windaw z2nd roof
details. Fungal growth was cbserved in the den
closet at numercus focations (Photo 7). There
was no exierior shesthing behind the stuccoin
the hot water tank room 0 the south of the den,

It is recornmended that e exterdor siucca walts
and glazing be replaced at the sixh floor deck,

Fifth Floor Unit: Many arcas of leskage below
jhe sixth flear deck and alarg north wall {Fheto
1) were abzened and have resalted in peeling
palnt and fungal growth. Leakaoe below the
minth flaar deck will be addressad with
membrane and stucet wall sepfacemmant abowve,
bul leakare along the north wall rmay reglire
exterior wall and window repar.

Photo 7 — Sinth Floor Den Closet

Phota 8 - Fifth Floeor Bedmcrm Wndnw
atong Morth Wall
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It is recornmiended that water testing be
completed to determine the souroe of leakage
afong the north wall. 1t may be a combination of
window, exlericd wall, metal root and sixth floar
deck lgsues. Interior finishes will have 1o be

replared once the source of Irakage is repaired.
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7 Plaza Waterpraofing:  There are numeroLs
active lraks on the ungerside of the plaza leeel
concrete siab (Phato B and high mclsicre
contents were abserved in the wood carpet
stnocth edge along the norlh and east ground
floor clevations, The leakage threugh the praza
slabrand inlo the graund fleor unit is fkely the
resull of a lsck of a membrane. The architectural
drawings do nat indicate a memnbranz an the
plaze stab, nor did our visual obscrvations,

it i recommerdded that a waterproof merbrans
be tnalalled over the plaza slak. Phote 9 — Leakage at Enderside of Plaza

3 Stairwells: A scissor stainael] at the soulheast
corner af the building provides aceess o each
Floor level and the sixth floor roef deck. Visoak
observations rovealzd & namber af conearns
incliding substantat |erkage ab the roof level
{Photos 10and 11) and &t the east andings at
various floors, spalled concrele resulling fram
corrosion of the reinforcing sieed, farge gaps
between the stairs and exterior walls at upper
levels (Photo 123, ieaks around & window at the
aizth flaor, differential movement bedwesn
procast scisant stairs at lendings, steel 2ngle
supports being added at the underside of variows
stairs, aed cracks in the cementitious panging on
wallz and on ihe underside of stairs.

Pl 1% - Undersude of Sb{lh Floor Stalr
: Landing
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e beieve: that the lemks al the Upper levels are the
resul of raofig deficiences and will e addressed
during roof replacermen noledinierns 5,2 and 4,
Areas af keakage at varous

fhoors may he addressed by the routing and sealing
of cracks noted in e S below, but maey requirs
puer-cladding if rob efective, Onee the walss ingress
izt ardrensed, aress of apals and sormskon must be
renvaired,

The gaps and loose parging botween the staies and
walks are a fire separation concem and possibly &
siruciural issue. The steel angles may have been
mztalied to either support the stairs &l midbspan ar ko
sestrict lateral moverment of the south wall ar Dok,
Lateral mawerrenl of the wall eppears 1 oceming
a5 evidenced y the oap which was presiously Sled
weth grosst and has openad further A brief structural
reviear of 1he seisoor stelr deslon revealed that it may
hawve design delickencies.

t iz recarrrnended el a more detailed review of the
gtairs De compleled and a repair strategy be
cesigred and irnplerrented,

Roof

Photo 11 — Underside of Sloppad Stair

Phota 12= Undarside of Siair Along

Extericr Wall

9

Exterdar Walls: The exterior walks and baloony
edpes have numerous areas of concrete
delarnination as a sesult of comosion of the
undesdying reinforciag steol (Photos 13 and 143

[t is recommerded that the corroded reirforcing
and concrete delaminations be addressed inthe
imrnediate fiture 75 the integrdy of ihe sinacture
resay be commprorised and the spathng concrele
cregtes 2 falling ierard to pedestriang helow.
Cice Fepairs are compdese, all cracks and cald jofnis
iry the concrete should be rauted and seaied with
sealart and 3 penetrating sealer applied to 7edscs
the probabilny of water penetration, Al gealanis
around windaws snd cther penetrations shoadd
alse be repiaced.

Photo 73 - East Building Elevation
Showing Concrete Delaminations




bBuilding Ervelope Remaediation - Desim Dewlapirant Report

Strata Man VR 456, Sprice West, NEA W H3th Averue,
VarsoUwer, B0

Denemnber 19, 201HE

R0 M. VAR 12522000017
page 7

i,
e

i

';"'---
o;.-.-o

Ve T PR
EsEpllon ot bSO TR Do

hotgRe

A5 the conorele repairs and sealing of cracks will
result i 8 patehwork appearance, consideration
shouid be given to over-cladding the exterics
walls with an axterdor imsulated wall system and
nztatling new windows and docrs having
thermaly broken rarmes. This wauld hide the
conarese repars and dramaticatly improve
thermal performance, but will alter 1he
appearznce of the building.

Photo 14 — West Building Elevation
Showing Conerete Delamination

i

Balconles: The baloonies foors are not
waterprocted 2nd leakage was observed below,
beaiaqes can he a nuisance to oocupants helow
anhd can resulf in corrosian of the reinforzing
which can be detsirmertal the structaral inlegrity
of the concrete, Currasion of the reinforcing
steai was observed 24 the bottorn of a baloory
wali and has resulted in epalling of the concrete.
Sesides being detrirnantat ta the integrigy of the
gtructure, the spalied concrete resudts in a hability
risk wher pieces fall.

It is recommmended that the bafconics he water
proofed and the corroded reinforcing be repaired.

ek /1 1?: g
Photo 15 - Und&rs;de of Balcony Ehnmng
lLeakage and Staining

4.0

OPINIONS OF PROBABLE COSTS AND SCHEBULING

Bagsed of our review, 1t is apparent 1hit Sprace West iz exporicncing building esvelope failure & various
lncations. As the level of failure and its efecl onthe occupants end struclure varkes, the liring of repairs
may also vary. We have provided Opircons of Probable Cost {0PC) to complete the work Delow and have
also provided recememended timalines for each scope. The OPC's are based on carnpleting the work within
the yezrs racomimendead, hut all 3t onee within eack fime frame, IFthe work is completed ag one |arge scope,
& reduction in cosl may be cxpecled due 1o econamizs of soate,
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The OPC's 2re preserded in 2019 Dollars and do not aceount For inflation. 0PC's are rough estimates and are
ter be used for budgeting purposes onfy. Actusl costs will be determined onee drawings and specilications
are prepared and the various scopes of work are tendered 1o Cortracioes,

540 CLOSING COMMENTS

Az the repair cosis are substantal and may be a inancial hurden om the Steata messbership, consideration
can (1 given to redeveloping the sita. We underiand tha this opporiunity was explored onee before with
the city, but we suggest that either a Cade Consullant or Registered Architect be approached o look at
resatier in grealer deail. There may be avenues oF variances available to either alter of rranage the oiy's

restrictions,
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We trast the abowe reporl mmeets The Strata's current requirernents. Please contact the ehdersigned awthaor if
yil) hiarwe any guestions.

Yanars iy,

HEAD JOMES QRIS TERSEN LT0P &m
Reviewsd by -2 %
I! or . '.

C, CF LEED®E AR FEC

Barry L. Kinakin, LEEDE AP Douglas E. Watts, PEng., Archilecd 1B
Prirctpal Priscipal

BLEACE
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This t= Exhibit “J" referred to in the affidavit

of , Dan Sonnenschein affirmed befare me on

lune M, 7071

ey A
P T D e _
A Cifmmissioner for Taking Affidavits
in British Crlumiia
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CITY OF

VANCQUVER

REGISTERED AND REGULAR MAIL L

July 11,2019

CE-2013-003258

OWHNERS STRATA FLAN VR 456
201-1688 W 13TH AVE
YANCOUYER BC

WEH 1M1

QRDER
RE: 1DASW 13TH AVENUE

it oty s @ et received from Clan Sonneriechein dated July B, 2015, snforcament sclion
régarding the axif alalr will be witithild wrt Augiiss 18, 2049,

It is necessary far you to comply with ur ordér Gited Juns &, 2019, 50 or betore this undated
coiTpiBnce dabe

If pots e sy furtfieir questions or concerns, please el fres & cortedd Scolt Eashy, Builkding

inspecior af G4BT 3-7878 tr via simal at seoit seshyfivancoivar.oa, We mﬂmym in advanos
For youir votntary complianice.

P Ryan, M 5S¢ P Eng.
Chef Building (#hcial

Coty o Vot

457 Pilpst t 20 Sretiok

Vanozsecee Brdgh Covemgg, Cankds VEY 1wd
WRACE R 2

A A et
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This s Exhibit "K” referred ta in the affidavit
of , Dan Somnenschein affiemed before me on

lunefH, 2021

m’w.ﬁ-’;t /(...f\__,.___...,_...... e

& Tl isslener for Takig Atfdavis
Iy Britash Coluimbia




Megan Buchanan

i "
From: Megan Buchanan
Sent: ionday, June 14, 2021 12:28 PM
Te: Megan Buchanan
Subject: FW: VR 456 - Properly Purchase and Sale Updata

Megan Buchanan
NEsniAte Lawyer

B0 — D00 Hewee: Siresl
Wancotver, B WES 2hid

o S04 23 Gi39
w804 674 99602
[ ED04BRE 7EOS

e pebERimiaw.ca

W lmilgwr.ca

CONFINENTIALITY ROTICE

Frnm :. 1. Garth Cambrey fmailtorgcambreyishaw.cal

This g-malf message and Aany Affachmeris therelo am infended DMLY for the vse of fhe individua or entity g whom s adoroessoed. Unbess ofhengs:s itleficatad, i
cantaing iafareation that t& privileged aad canfidenafial, if v Aews recsfved this emailin emor, please Moy e sendur imrrediataly and defate the maszege
Thenk Lol

Plegue ponsider the ervironmand befare adnting s email,

Frowm: |. Garth Cambrey [mailto:gcambrey @shaw.ca]

sent: Thursday, Octaber 29, 2020 3:15 AM

To: 'agnes’ <aokmub@shaw cax; plovbis@outiook.com; Michelle Bergeren' smodmad@telus.net=; Dr. larmes Mol
=doemoli@shawe cax; 'Maclennan Sisters’ <maclennan343b@email.coms; 'Dan Sonnenschein’ <dans@portal ca>
Subject: RE; WR 456 - Preperty Purchase and Sale Update

Cear Owners,

As carlier reported, the LO deadline for completing the purchase and sale agreement was extended ta today, Detober
250 However, the draft purchase and sale agreement was only recently Bnalized and was not provided ta the
purchaser's lawyar until October 26" Given the tight 2-day timeline, | have agreed to further extend the LOF deadline

for comtptetion of the purchase and sale agreement for about 1 weel, untll Movember 6, 2020,

| wilk continue to keep you informed as things progress.

Regards,
Garth Cambrey

Sent: Monday, Cclober 19, 2020 £:32 PM
T "agnes’; 'plovbis@outiook.com’; "Michelle Bergeron’; Dr. James Mok [docmoki@shaw.ca); 'Mackennan Sisters'; "Dan

1



Sonnenschef’
Subject: RE: VR 456 - Property Purchase and Safe Update
Importance: High

Drear maners,

This is o confirm that | received reglies from 4 of the 5 owners (representing 5 of the &, or 83.3% of strata corporation
yotes) agreeing to the revised offer of $3.3 million from Butterscotch. The Mok's of #401 da not agree.

As 2 result, | will fre moving forward with preparing and negotiating the purchase and sale agreement in fine with the
terms af the L3 and Betterscotch’s “unconditional” offer. Pwill keep you informed as thing prosress.

Regards,
Sarth Cambroy

Sent: Sunday, October 11, 2020 12:35 AM

To: ‘agnes’; 'provils@autock.com'; "Michelle Bergeron'; Dr. James Mok {docmok@shaw,cal; 'Maclennan Sisters'; *Dan
Sonnenschein’

Subject: RE: ¥R 456 - Property Purchase and Sale Update

haar awners,

Last Friday, t was informed by Mark Goodman that Butterscotch was not going to proceed with the terms of the LY
hecause it could not “make the numbers work” at the offered price of 53.9 milkion. After further discusslon with
Butterscotch, Mark advised that Butterscotch was prepared to proceed with an "unconditional” sate at the purchase
price of $3.3 millian. | asked for and received an ernat from Butterscotch confirming Mark's advice. My understanding
is that by “uncanditional”, Butterscotch means there woult be no purchaser’s conditions and the sale witl only be
conditional on completion of the court process for winding up the strata corporation, ar the 100% sale option.

1 am sure the revised amount is disappointing to you, but it is Goodman’s opinion that $3.3 million & a reasonable price
hased on the building's condition and current circumstances. § agree that o higher price is unlikeby at this time
considaring ether sale options available and the ariginal pricieg analysis provided by Goodman.

in considering nther sale options currently aviitable, Cynthia fagger provided an email exchangs she had with Openform
yesterday. OpenForm expressed a conlinued interest in purchasing the property but did not indicats a purchase price,
However, when they pulled cut of the previous L0, indications were that their acceptable price was about 52.5 million,
You will also recalt Goodman's discussion at the July 13™ SGM where it was explained that other verbal and email offers
were tostly in the 525 million range ar less. On the handout sheet prepared hy Goodman and given to owners at the
SGR “Offer 4% was noted as a 3.5 milion conditional email offer, o reviewing this with 3ark, he feels the amount was

carkalnly not firm ar formal, and does not supgest puersaing that petential purchaser based on the current revised offer
from Butterscotch.

{ have also cansidered Goodman's fuly 21, 2020 pricing analysis that was provided praviously and is also attached to this
email. Although the revised grice offer by Butterscotch is slightly below the sugpested value range, it is in ling with the
first 2 options noted on page 3 of the document. 1 note that options 2 and 4 were theoretical and did nat inglude the
cost of demaolishing the bullding. Further, there ks now actual market infermation received from interested parties that
estabfishes the current market value of the property,

| say Lhis not to try and persuade you to accept the revised price, but to make you aware that, based an my discussions
with Goodrran, this is ikely the highest valee the current emarket will suppart.



ln light of the current crcumstances, the LO! deadiine for completing the purchase and sake agreement has bean
extended to October 25 ta allaw me time to consubt with you ahout this change in purchase price. Please consider this
email as beginning my consultation process with you fer the $3.3 millian offer. | ask that you provide me with your

purchase price. Ewilk consider your position on pursuing a 100% sale unchanged from your previous emait unless you
advize me otherwise,

I remind you that the terms of the LO and this proposed revision are confidential and can only be disclosed to yaur

legal andfor financial advisors. | alse encourage you to seck independent fegal advice on this propoasal and the terms
of the LOI if you have not done so already.

Pease do not kesitate to contact me if you have any questions.

Should 1 receive appraval from owners representing 80% of the sirata corporation’s votes or maore, 1 will proceed with
executing a further amendment (o the L0 to reflect a 53.3 million price and coniinuee with finahizing 2 refated purchase
and sale agreement. If | receive approval from awners representing fess than B0% of the strata corporation’s votes, §wiil
call & meeting of the strata corporation to consider next steps,

Regards,

1. Garth Cambrey, B, Comm., C.Arb,, R
Administrator

Clo #2300-2850 Shacphoessy 36, Port Coquitiant, RO VA K5
Tel: (604} 818-6708

peambreyshaw.ca

Front: 1. Garth Cambrey [mailte:geambreyfshaw.ca)

Sent: Thursday, Ockober 01, 2028 6:33 PM

To: ‘agnes’; ‘piovbis@outiook.oom’; 'Michelle Bergaron’; Br. James Mok {docmeki@shaw,ca); 'Maclennan Sisters'; 'Dan
Sonnenschein'

Subject: RE: YR 456 - Property Purchase and Sale Update

Importance: High

Dear twRers,

Thank you for responding to my September 23, 2020 email below. 1 confire that 4 of the 5 owners representing 5 of
the & strata Iols and 23.33% of the votes confirmed thelr agreement ta accept the Butterscoteh LY and 2lso confirmed
thair agreement ta proceed with a 100% sale if that opportunity arises,

The owners of strata ot 4 (unit 401} were the opposed to accepting the Butterscotch LOI and a 100% sale. They alsa
stated they were notinlerested in proceeding with the wind up of Strata VR456 however, that is not an opfion,

fased on the terms af the April 17, 2020 Cansent Qrder, bwill pursue the voluntary windup the strata corporation
copsistent with the 1ermis of the Butterscatch LOH. Specifically, | will advise Butterscotch that | am satisfied the First
Purchaser’s Conditlan has been met no fater than the end of the day tomarrow,

The immediale nexst step is to execule an agreement of purchase and sale with Butterscotch within 2 weeks, ar by
Octoher 16, 2020, Butterscotch will then have 5 days to increase its deposit from 5100,000 t0 5200,000 and 10 days to
confirm it is satisfied with the results of any environmental and geotechnical vestigations of the property and the



physical condition of the building. Provided Butterscolch does those things, | will call a speclal general meeting to
consider a formal vote to windup the strata corporation,

| wilt keep vou updated as things progress.
Regards,

I. Gaerth Cambrey, B. Comm., C.Arb, RI
Administrator
Ofe #2300.2830 Shaughnessy 5t Port Coquitiam, BC VA0 6105
Tel: {604) $18-07048

ambreyishaw.ca

From: 1. Garth Cambrey { matite:grambreydshaw.
Sent: Wednesday, September 23, 2020 6:06 FM

To: "agnes’; 'plovbis@eutlook.com'; 'Michelle Bergeron'; Dr, James Mok (docmok@shaw.ca); "Maclennan Sisters': 'Dan
Seonnenscheln’

Subject: VR 456 - Property Purchase and Sale Update

Prear owners,

Further to my earlier email of September 20, 2020 helow, | attach for your review and reference an executed letter of
intent {LOI} between the sirata corporation and Butterscotch Holdings ine, [Butterscotch). Please be advised that the
attached L0 and its termis are confidential and can only be disclosed o vour legal andfer financiat advisors.

The atfached LOI is simiar to the one signed with OpenForm except the intended purchase price is 3.9 million, the
deposit amounts are higher with a final total of 53000400, and there is a shorter time frame of 10 days after the
purchase and sale agreement is signed for Butterseotch to complete its property investigations, Alsa, thereis no
requiremant for me to call a meettng of the strata corparation to determine if there is sufficient irterest to move
{orward with a voluntary wind up of the strata carporation with a liguidatar as we have discussed and as is set out in my
mandate. Rather than a meeting, the LOI requires that ¢ consult with you in order o determine if there is sufficient
interest to proceed with the wind wp. A comparison of the Openform L2 and the attached Butierscotch 100 are
surmmarized in the table below for your convenicnce.

Pease consider this cmal as beginnlng my consuitation pracess with youw., | ask that provide me with your email
response no fgfer than 5 pm an Cetober 1, 2028 either agreeing 1o or opposing the terms of the attached LODL
Butterscotch has advised Goodman Lhat it is open to purchasing all sirata ks directly from individual cwners {100%
sale) as we have previously discussed, Therefore, | also request you inform me Inyour email reply whether you are
agresable to procesding with & 100% sale if that opportunity arises. You are encoucaged obtain independent legal
advice on the terms of the LOI before you Eive me your response.

Elease do nat hesitate 1o cnnta;act me if you have any questions.

| fiote a site visit wilt be conducted Friday, September 25" commencing at 1% am.
Regards,

1. Garth Cambrey, B. Comumn,, CAtb., Rl

Administrator

Clo #2300, 2850 Shawphnessy 3%, Port Coquitlam, BC W3C 65
Tel (o04) 318-6708



sranhrey@shaw.ca

Page OpenForm Properties itd Butterscotch Holdings inc.
3 s Same = Same
3 » 1, Purchaser — OpenForm Properties « i Furchaser — Butterscotch Haldings I
» 4. Purchase Price - 54,350,000 = 4 Purchase Price - 33,900,000
»  A{a). Deposit - $75, 000 (Terra Law) +  5(a). Deposit - $100,000 (Madaisky & C
»  5{b) 1% Condition Deposit increase — to $150,000 + 5(h). 1% Condition Deposit increase - t¢
3 « 5(c). 2™ Condition Deposit increase — to $260,000 »  5{c). 2" Condition Deposit increase — t
« B{a). 1st vendor's Condition within acceptance of the » B{a) Tst vendor's Condition within accep
LCH and tha Administrator mesting with the owners. and consultation by the Administrator wi
» G(h). Conditions Precedent— wrilten waiver 21 days #* B(b). Conditions Precedent—wriiien wi
after mutual execution of Agrosment rmutual execution of Agreement
4 » Same « Same
5 = Sams s Same
G »  Same »  Same
7 »  Same + Same
E »  Same = Same
] s 20, Acceptance — August 7+ 2020 « 20, Acceptance — Septembear 251h;. 202(

mej Garth Cambroy [malltotgcambreyishaw ca)

Sent: Sunday, September 20, 2020 3:55 PM

Sonnhenschein'

Suhject: CpenForm Lpdate

[ear owners,

[ regrat to advise that OpenForm has adwviscd Goaodrman that it will not be maving forward with completion of the
purchase and salo of the property.

| have asked Mark Gaodman to corlact the party that provided the glher letter of intent to see if they are still interested
ard witl advise you within the weelk.

Regards,

F. Garth Cambrey, B, Conun., C.Arh., RI

Administrator

o #2300-2850 Shaughnessy S, Port Coquitlam, 130 V30 6K5
Tl (a04) 218-6708
geambrevidlshaw.ca
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This is Exhibit "L referred to in the affidavit

of , Dan Sonrenschein affirnmed before me on

e 3"{, 2023

- ’3"1? —— /'“/::Lu.... ,,,,,,,, .
& Connlssicner for Taking Affidavits

tn Bettish Codurthla
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From: 1. St Cambray

Toc ol Faerdes

Subjects FW! W17 456 - CI Wk Seder Update and theosmber 55T

Dakag Tucsdey, Nowember 3, 2020 5:39;:50 M

Attachamanb: NAN,E 32 2, [ TAV 200323 HEG Tairubipery Shoriee: TEPaxlf o
A7E] - BIC - 1080 Wi 130 P - S1alacse Sy Flresleine

Hi Paul,
Al is y cmail today to the owners about the ity Work Grder ard avy noet sleps.
Clack wilson kntorens mee that [will have "the docaments | reguasted” reganding s lvcices, by the end of this week.

Regards,
Garf

From: i. Garth Caml:urey Ematfto gcamhrey@sﬁaw ca]
fient: Tussday, November 03, 2020 53¢ P+

To: ‘agnec’ ’pb:rvtﬁs@uutlnnk.m'; "Michel'e Bergeron'; Dr, James Mok (docrmokdishaw.cr}: Maclennon Sikters'; 'Dan
Sonnenschein’

Subject: VR 456 - City Workl Order Update and Decemnber SGM

Dear Chweiers,

As nated in my First Report dated Oclober 316, 2000, | received the design drawings from 8C on Sepromber 23,
2020 and discussed the next steps with BIE on September 25, 2020, The drawings contained both a permanent staie
repalr and 3 temporary stait repair because RIC determined the permanent repair might nat be significantly more
expensive. | then instructed RIC $o obtain pricing on beth options from three contracters familiar with this type of
wark, including 1he Fre stopping, | vecenily received fhe pricing and discussed the reselts and next steas with RiC on
Doeober 28, 000

The: tabie below is a summary of the bids prepared by RIC, Oetion 1is temparary shoring and scaffoiding rental
costs. Dpllon 7 is a perrnanent stalr repalr and fire stopping. The three bids are altached, | also attach the

drawlngs prepared by RIC, which were used by the contractors as a scope of work on whicl to bid,

1082 W 13th Ave - Temporary Shoring and Fire Stopping Bid Results
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RESTORRATIOMN [NC
IWCBR)

HOOGEON KING B 87757500 £1,595.00 L55,715.00
FARBLE LTE. [HXM)

Bosed on the expectations of the Clty Far & permanend repabr and that 1hig repair obllgation kas been disclased to
Butlterscatch Holdings, it would be prudent to compilete the permanent Fepairs undor opion 2. Mowaver, wil will
veecall that 550,008 was raised by special lewy at the July 13, 2020 annual generzl meeting, which is insufficient to
complets the work, Therefore, | am wovking with RIC to get o final cstimate on costs for this woek that inciude
arglhesring fees and a reasonable contingency alfowance. Itis my intention to call a spedial general mecting during
the second week of Decamber [0 propose a ¥ vobe resclution 1o raise sufficient funds Lo compiete permanent
repairs ba the axit stairs that witk satisfy the City Work Order.

At that sarne Dacember mering | alsa ihtend on aising oddifional funds for my fees and dishursemenls iy specst
lerwyt s | strongly suspect there will insufficient funds to pay my fees and disbursements io the end of mv current
term, projected to ead ApriE 165, 20,

FInally, previded the purchase and szle sgreement is exemuted with Butterscotch and she first purchaser’s conditien
isatisFacthon with esndrcnenentaf and peotechnical investigations, and the plysicad condition of We buiiding) is
remeved, as Batterscoteh has incicated it witl do, | also intend on proposing an additional 550,000 special levy $or
legal fees to mowve forward with the wind g and sale of the sirata propeety. The formal 30% vote to approve the
wind up snd sale of the sleats and Bhe appointrment of a quidator as requered under the Seato Progerty Act will be
held gardy in the Mew Year to allow sufficient time to prepare the required materials.

Fegards,
Garth Cambrey



{ecember 19, 2018

Etgiresss

htichzlie Bergeren

Sprure West - Strata Plan YR 4560
1089 West Tath Avenie, Selte B0
Yanooepeer, BC WEH 18T

Crmar hds. Bergenan,

RE: Building Envelope Remedlation - Design Development Repart R Mo, WAN. 22220 001
Sirata Plan ¥R 456, Sproce West, 1088 W T31h Avenue, Vanoouver, BC

.0 INTROLUCTION

s requested, Resd Jones Chistofferzen Ltd. (RJC) conducted
a review of the building envelope and parking structure 51
Sprune Weat (Phota 13 The intent of our review waz fa
develop a Design Developrent Report for the remadiation and
maintenarce of the building envelope. This repart is based on
RJC's review of & Building Condition Assessment noport
prepared by Spratt Emangel (revised barch 6, 2018) and visual
abservations made on site by RJC on Jctober 37, 2018,

RiC's review was visual in nature and included a rovicw of the
belaw grade parking structare, the building exterior, the
building stairwelts, the roofs and the inteeor of Units 100, 70T,
501 and BIN.

Phote 1 - View Loaking Narth

2.4 BUILDIMG DESCRIPTION

Spruce West is # six storey residential
building constrscied cirea 1077, There is
one unit per Noor and each unit is
acoessad via s singte elevator or a split
stairwel|. The building is built with
reinforced conerete and the exterior walls
arn a relnforced cashinplace concrete
sysiem, The siructural drawings provided
to us indicate 1hat precast ribhed shelis
rnay hawe been used to torm the wall and
then infilled with concrete JFigure 5).

Read Jones Christoifersen Lid. 12EE West Broadway, Sulte 300 el 6047330048  email vanoouverfare.ca
Grogiive Thinling Praatical Rezuls  vancouver BC VoM 3XS fax A04-FIB-1107  web  rloca



Fulitding Frovelope Reprediation - Resign Cevelaprreni Repar Liecemaer 154, 2018 RAC Ren, VAR, 22220 0007
pRgR 7

Slraga Plan VE 454, Sordes Wesl, 1635 W 13 Avanue,

Vanczaver, BC

The drawings aisc indicate that the exterior concrete walls
havve a layer of 1" rigid insulstion and mterder drywall on the
intariar, The drewings do not indicate a vapour barrier
inbosrd of the insulation or & waterproofing materiai on the
autedor surface of the concrete, This sysiem relies on the
water tightness of the cofcrele and sealanis al
perstralions 1o restict maisture ingress ahd is prone fo
cordensation forming on interiar surfaces.

The meain reaf and sivth leor deck consist of 2 twe- ply
torch apptied madified biturnen =ystem over rigid

Photo 2 — Sixth Floor Deck Flashing and Raifing

insufation ard precast concrele slabs. W understand ikal the membrenes were replaced 13 years ago,
nowever il appears that the flashings end raitngs of the sixth floor deck were nat remroved 1o accommartate
mernbrane replacement (Fhoto 2). We afso undersland thas Insulation was not replaced bejow the sikth Noos

declk,

3.0 SLUMMARY OF DBSERVATIONS AND COMMENTS

R are in general agrecment with the repart prepared by Spratt Emanuel with respec tao the general
cendition of the butding envelope, Numerous areas of leakage were shserved which has resulted in darnage
to interior finishes. A bricf surmmary of our cbzervations starting from the 1op of the buglding and then anto

the building exterior 2re a5 follows;

- ¢-’ BN Bm‘; hunﬁﬂh@emﬂfmmaﬁ.wxwu J-g--:L L-ankh
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1 Maln Rool: The main roof membrane is & two
ply torch applied modified bitumen system. ILis
i generally in good condition, but las farge areas
of ponding (Pheto 3. Ponding can resultin
prermature faiiure of the mermnbrane snd a greater
probability of leakage should & f5ilure aoour.

b i recormnended that either drains ar a new
roct slope package be installed. Drains may be
less expensive, bt will penetzate inte the stxh
floor biving space and then have to oxit through
either the steirwell or through exterior walts. This
may be unsightty and will result in sress of
dropped ceilings to encloze the drain lines.

Fhoto 3 = Ponding Water on Main Roof

iln




Building Envelope Remedialion - Design Deselopment Report Diecernber 19, 20148 RAC R, Wisdd 122220001

Srrgta Plan VR 454, Sarce Wesl, 1083 W 13t Avanues, pRgr 3
Vanoouesr, BC
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1is aisa recotrmend that a new acryhic roof
hateh be instalied of repaired a5 the existing
hinges are hroken and roof acoess is currerstly
unsafe.

Z Sloped Stafrwel Raof:  The sloped simir roof is
corrugated saetal with exposed fasteners (Pholo
4. It appears to be in good cond|Bon Trorm
above, but there iz severe leakage below resulting
in spated concrele inthea stairwell

H is recorrmended that the steirwel roof be
replaced and concrate repaired beiow.

il g also recornmended that the sloped metal
soaf over the sixgh floor closet nortk of the den
be replaced at the same fime. Sealant was
ohserved an the fagteners and there was
evidence of ieakage below which may be from
the metal roof or other sournes.

3 Sixth Floor Skylight:  The skylight consists of
insulated glasy unils {GU's} setina non -
thermially broken metad T-Bar frame (Phato 5).
Wiz undersand hat § was replaced seven years
ago wrd has no appatent probierss. Mo apparent
rernedhiatice s required, but it may have to be
rermoved 1o seeoenmodate exterior wakl and
wertical glazing replacement. Consicderatinn can
be given 1o replacing the slodight with a more
robust glaring system having improved therrnal ap ; :
performence at that time, Fhota 5 = T-Bar Skylight at Sixth Floor
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Buildirie Ervclope Semodiztion - Design Developrent Report Decembsr 19, 2018 RJC Mo VAN 125230000
Slrata #lan VR 456, Spruce Weat, 1083 W 13th Avenue, page 4
Vancouyer, 3
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4 Sixth Floor Roof Deck: The sixh ficar deck
mermbane is 8 two ply orch applied madified
hltsmen syatem (Photo 6). 11 appears 5 bein
generalty good condiion, bet periteter
terminations are poor. There are numerous [zaks
into the Fifth Ficor Lnit below and the stairwell.

H is recarmmended that Tol replacerment of the
reribrane be undertaken with appropriate
detaifing at raifing, walls and doar thresholds. it
iz also recornmended that insutation be installed
below the rnermbrane. THe ratling will have fo be
remaved 10 accomrnodate the work snid replaced
with a new ralling as & unlikely capahle of )
SURpOrtNg Surrent Iate;ai load requirarments. Phole 6 ~ Sixth Floor Roof Deck

5 Sixth Flaor Stucea Dack Walls and Glazing:
Murnerals areas of leakage were observed inthe
den area. Leakage is likely the resclt of a
cambination of stuceo walk, window and roaf
detata. Sungal growth was oheerved in the den
clozel &t numerags locations {Photo 71, There
weas N exterior sheatiing oehind the stucca in
e hol wiater lank room to the south of the den,

It is recommernded that the exterior stucco walls o
and glasng be replaced at the sixth floor deck. Phota 7 — Sixth Floor Den Closet

& Fifth Floar Unit: Many aress of leakage bebow
ha gixth flear deck and along rorth wall [Photo
g} were observed and have resufed In peeling
paint and fungal growth. Leakage bedow the
sixth flear deck wilt be addressed with
membrane and stucco walk replacement sbave,
hut leakage eleng the noeth wall rmay require
cterior wadl ard window repair.

Photo B - Fifth Floer Bedroom Window
along Horth Wall




Building Erwetape Herneckation - Losign Devefspmient Repart

Saraka Pl ViR 455, Sonice West, 1029 W 15HE Avenue,
Vahcouver, BC

[ecerber 139, 20015

FLAS MG, WAk 22220001
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It is recornrnended that weler ieqtlng be
completed to determine the source of leskaoe
slney the norif wall. 1L may be a combination of
window, exlerior wall, metal roof and sith floor
deck isaies. Interior finishes will have to he

replaced once the source of feakage is 1epsired.

Plaza Waterproofing: Theie are numearous
aclive leaks on the underside of the jploza ievel
cohcrete slab {Phato %) and high moisture
contents were observed in the wood carpet
srmoath edge alorg the north 2nd east ground
flonr elovationz. The leakage thraugh the plazs
slab and inla the graund floor urit is likety the
resuil of a lack of & membrane. The architectura)
drawings do not indicate a membrane on the
plaza slab, nor did ous visual cbsenaticns,

it is recommended that a waterproaf rmembrane
he installed mver the plaza stab,

Photo & ~ Leakage at Underside of Plaza

Stairwells: A scissor stairwe at the sousthesst
coner af the bukding provides mocess 10 each
floor level and the skih floor reof deck. Wisoal
ohaervatinns revenked & niermnber of Conees ng
inciuding substantial Feakage al the ool kel
fPhotas 10 and 113 and at the east lardisgs at
vatious floors, spalled concrete resulting From
cosrosion of the reinforcing sleel, lare gaps
betwesn the stairs and extgrion walls at epper
levieis (Photo 123, lesks around a window at 1he
sixth flaor, differential movernenl betwesan
precast scisaor sfairs al landings, steel angle
supports heing added at 1he underside of various
stairs, and crachks in the cemerititious parging o1
walls and on the underside of staies.

Pl 11.': Undersl.de crf Slxth Floor Stalr
Landing

13
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Buiidding Lrvelops Remediation - Degign Gewslomoent Repoet Decormoor 16, 340718 SN R B N R RN TN
Hlrata Plan WA 456, Zprice \West, 1089 W 13th svenue, page &
Wancovaver, S
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We heliens 1hat e leaks at the upper levels ane: the
restit of rofing deficiencies and wil be addressed
during rocf repdacernent noted in ltemes 1, 2 and £
Areas of leakage at vamous

flocrs may be addressed by she routing and seafing
of cracks noded in term 9 Dedow, Dut may sequie
over-cladding if not effective. Cnoe the waker ingress
iz adressed, areas of spells and corrosion must be
reciained.

[}
Photo 11 = Underside of Slopped Stair
Roof

The gaps and [onse parging Bebwaert Sy stairs arnd
walls are o fire separation coreeth ahd possibly s
structural issue, The stesl angles miay Nawe been
instolied ko either support the stairs &t mid-span orto
sestrict Interal rmovernert of the scukn wesl o both,
aerad rmcweermient of the well appears to gocering
a3 evidenced by the gap which was previcusly filled
with arout and Bas opened further. A teief stuchural
review of the scissor steir design revealed that it ray

ey design deficiencies.
1t i recormimended that a more detoiled review of the Photo 12~ Underside of Stair Along
stries be cornpleted and arepair strategy he Exterior Wall

desigred and irmpbemnented,

a Exterior Walls: The oderice walls and batcany
edges have numorey s areas of concrete
delarningtion as g resdt of corrosion of the
underhying renforcing seet (Photos 13 and 14).

b i2 recornmended that the corroded reinforcing
and conereto delaminetions be addressed i the
immediate future s the integrity of the stecture
may e compramised and the spalling concrete
creates a falling karard to pedestrians befow.,

Dnce repairs are coanpletle, alk cracks and cold joints
in the concreds sheedd be routed and sealed with
sealant and npenelrating sealer anplied ©© reduce Zpeant,
the prohakiity of waler penetation. Al ssalants Phato 13 — East Buitding Elevatlon
arourd windows and olber penetrations shold Showing Concrete Dalaminations
alsn be replaced.
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Guilding Envelope Remediation - Design Develapsman Repon Dezernber 14, 2013 RJC Mo, Wl 122220 6001
Strate Mar VR 436, 5prace Wesl, 5080 W Talh AverUe, page 7
Vannalver, RO
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As the concrele repeirs and sealing of cracks will
result i a patchwork apoearancs, conaideration
ghoufd be given to over-cladding the exlenor
walls with an exterior insulated wall systern and
instatling new windows and doors having
thermalky broken fearnes.  This woukd hide the
conerete repairs and dramaticatly improwve
thermal peefoerrance, but will alter the

appearance uf the building. Phota 14 — West Building Etevation

Showing Concrete Delaminatian

10 Balconles: The balconios flooes are not
watergpronfed and lealnge was obsetved below,
Leakage can be a nuisance 1o sooupame below
and can result in carrosion of the reinforcing
which can he detrimentat the strecturad intogrity
of the concrete,  Corrasion of the renfarcing
steel was observed at the bottorm of a haloony
wall ard has resulted inspaliing of the concrete.
Besides being detrimental 1o the integrity of the
struciure, the spadted conerete resutts in a fabiliny
sk when pieces fall.

o -a.':sr
It is recommended that the balcenies be water Photo 15 ~ Haderside of Balcony Showing

practed and thc corroded reinforeing be repaired, Leakage and Staining

4.0 OPINIONS OF PROBABLE COSTS AND SCHEDULING

Hased on oUr review it is apparent that Spruce Weat is experiencing building crvelope failure at varicus
jocations. Az ihe fevel of failire and ks offect on the accepants and structure vaties, the timing of repairs
rmay alsg vary, We have provided Opinians of frabable Cost (ORC) to compiete the work below end have
atso provided recornended tirnclings for each seope. The OPC's are based on completing the werk within
the yasrs recammended, but all at once withia each time frame. If the work is completed as cne large scope,
a reduction in cost ey be expetied dus 1o economies of scale.

TR
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Huildino Ervelope Reimeclation - Dogign Deveapreni Repoar Dazernbor 1% 20148 B M, VAN T2 2200007
Sirata Plan WR 456, Sproce YWest, TOBG YWO13LE Aatue, page &
Vanoouuer, B
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The OPC's are presented in 201% Dallars and do et account far inflation, OPC's are rough estimates and are
t be used for budgeting purposes anly. Actual costs will be determined ance drawings and specifications
e prepared and e vadous scopes of work are tendered to Contractors

54 CLOSING COMMENTS

As the repair costs are substantial and may be a financiat burden on the Sirala membership, consideration
can be given 1o redeveloping the site. We understand that this opporiusity was explored ance before with
the city, hul we suggest that either a Code Consultant o Registered Archiiect he approached 1o lock at
Fatier in greater detail. There may be avenues of variances availatle to either zter or manage the city's
restrictions.



Aullding Envelope Rernedation - Design Covetopiment Repoe Dzeernba 14, 2074 B Mo, A 1225 0100
Srgta Plan VR ARG, Spruce West, 1089 W TS0 Avamue, pace G
Wanomaver, HC

Wi frust the above repart meets the Strata’s current requiremnents, Please contaci the undersigned author if
you have any guestions.

Yours trudy,

HEAD JOMNES CHRISTOFFERSEN (TP

Resdewed by
Barry L. Kinakin, LEED®E AP Dougtas L. Wiatts, 2Eng., Architect AIBC, CF LCEDM AR FIEC
Principal Frincipad
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This is Exhibit "M" referred to in the affidavit
of , Dan Sonrenschein affinmed before me on

June 4, 2021
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Megan Buchanan

b o s
From: Megan Buckhianan
Sent: Saturday, June 12, 2027 7:53 M
T Megan Buchanan
Subject: FW: WE 456 - Property Purchase and Sale Update
Attachments: Fully Executed 20-11-06 Purchase and Saie Agreement {YR456 Windup) - EXECUTION
COPY,pdf

Megan Buchanan
Assoclale Lawyer

S40 — ¥ Hewe Sireet
Wanoouved, B0 VHE s

© G0 AE0EEE
w Bd4 574 8802
f 04 645 7505

& b imlEw.ca
W |mlzw.ca

COMFIOENTIALITY NOTHES

This g-mail Mmessags and any aftachmchts theree ae ilendod DMLY for e wse of the indhidoal or ety io wharm § i rdieased. Uniess othanwise inadkslaed, @
contams nfanation thal is privileged and confidential. if you have raceived (s 9-mai in sian, pleass nafify the sander nmedaely @od delsfa the moessaga,
Thank vou.

Please conaidar the ememnmen! bafore prinfing ihis ool

Fram: | Garth Cambrey [mailta prambrey@shaw_ca)

Sent: Friday, Novermber &, 2020 5:55 PRt

To: 'agnes’ <aolreui@shaw.cax; ptovbis@routlook.com; 'Michelle Berperon' <meodmod@telus.net>; Br. lames WMok
<docmph@shaw.ca>; 'Maclonnan Sisters' <maclennan3d3l0@email.com=; 'Dan Sonnenschein’ <dans@portal cas
Subject: RE: VR 456 - Propetty Purchase and Sale Update

MNear Owhers,

{ am pieased to advise that the formal Purchase and 5ale Agreement [P3A)with Butterscoteh was signed ioday and |
enclose a capy for your reference, The LOE no longer agplies, | note the PSA has been executed in counterpart so there
are 2 pages numhered 21 with a different signaturc. Please keep this document and its cantent strlctly confidentiai,

Tha next step in the wind up and sale process wilt be to hold 2n SGM e conslder the formal 80% vote to retain a
liquidater o wind up the strata corporation noted as the "required reselutions' under clause 5.1{b){i) of the PSA, |
intend on holding this SGi In early faneary 2021 as there is insufficient thme to prepare the reguired resolutiong, locate
a liquidator and issue the SGM notice for a meeting to be held before the end of this year,

| et it is stitl possible 1o avaid the windup process and refated cost if all ewners agree to a sell their strata lot directiy
to the purchaser, The strata will soen begin to ncur costs for the windup process so | would encaurage Br. and Ms. #al
1o recansider if this optien might he viable and to et me know as soon as possible if it is.

1



Inthe meantime, | will cal a separate 5GM for Tuesday, Decermber &, 2020 to raise additional fimds for iy fees and
dishursements, legal fees for the windup process, and additional fees required to address the ex|t stair safety jssue

reglired by the City's Wark Order, as previously advised. Please mark your calendar for this date at 6:30pm. The
meeting witl be held via Zoom.

Regartds,
I. Garth Cambrey, B, Comm, O Arh, BI
Administrator

Fromi: J. Garth Cambrey [mailto:gcambreviishaw.ca]
Sent: Thursday, Celober 29, 2020 9:15 AM

To! ‘agnes’; 'plovhis@aoutiook cora’; 'Michelle Bergeren'; Dr. James Mok (docmek@shayy,ca): ‘MacLennan Sisters's 'Dan
Sonnenscheirn!

Subject: RE! VR 456 - Property Purchase and Sale Update

Dear Owhers,

Az earfier reporied, the LO| deadling for completing the purchase and sale agreement was extended to taday, October
29™ . However, the draft purchase and sale agreement was only recently finalized and was hat grovided to the
purchaser's lawyer untll Ootober 26™, Given the tight 3-day timeline, { have agreed to further extend the L desdBne
for compietion of the purchase and sale agreement for dbaut 1 week , wentif November 6, 2020

| will continue to keep you informed as things progress.

Regards,
Garth Camhrey

From: 3. Garth Cambrey [maitc:gcambreyi@shaw. ca]

Sent: Monday, October 18, 2020 6:32 PM

To: 'agnes’; 'provbis@outlook.com'; *Michelle Bergeron'; Dr, James Mok {docmokibshaw.ca); 'Mactennan Sisters'; ‘Dan
Sonnenschein'

Subject: RE: YR 456 - Property Purchase and Sale Update

Importance: High

Gear owners,

This is to confirm that | received replies from 4 of the 5 owners (representing 5 af the &, or 83.3% of strata LOrporation
votes) agreeing to the revised offer of 3.3 million from Butterscotch. The Mok's of #4011 do not agree.

A5 a result, | witl be moving forward with preparing and negotiating the purchase and sale agresment in fine with the

terms of the 1O and Butterscotch's "unconditional” offer. | will keep you informed as thing progress.

Repards,
Garth Cambrey

From: J, Garth Cambsey [mailto:eecambreyiishaw.ca]
Sent: Sunday, October 11, 2020 11:35 AM




Teo: 'agnes’; 'provhis@outicak.comt’; "Michelle Bergeron'; Dr. James Mok (docmekiishaw.ca); 'Mactennan Sisters'; 'Dan
Sonnbetischein'

Subject: £E: ¥R 456 - Property Furchase and Sale Update

Dear DWNETE,

Last Friday, | was informed by Mark Goodrman that Butterscotch was not going to proceed with the terms of the L0
hecause it could ot “reake the numbers work” at the offered price of $3.9 milion. After further discussion with
Butterseoteh, Mark advised that Butterscotch was prepared to proceed with an “unconditional” sale st the purchase
price of 53.3 million. | asked for and received an email frorm Butterscateh confirming Mark’s advice. My understanding
is that by “uncenditional’, Butterscotch means there would he no purchaser’s conditions and the sale will only he
conditionat on comaletion of the court process for winding up the strata corparation, or the 100% sale option,

Eam sure the revised amount is disappointing to you, but it is Goodman's opinion that 53.3 million is a reasonable price
based on the building's candition and current circinstances. t agree that a higher price is unlikely at this fime
considering ather sale options avaifabie and the original pricing analysis provided by Goodman,

In considering other sale aptions currently available, Cynthia Jagger provided an email exchange sha had with Openform
yesterday. OpenfForm expressed a continued interest in purchasing the property but did not indicake & purchase price,
However, when they pulled out of the previous LGOI, indications were that their acceptable price was about 52.5 million.
vou wili also recall Goodman's discussion at the July 13 SGM where it was explained that other verbal and emall offers
were masthy Inthe 52.5 milllon range or less. On the handou! sheet prepared by Goodman and given to owners at the
G “Offer 4" was noted as a $3.5 million conditlona] emait offer. It reviewing this with Mark, he feels the ameount was
certainly et firm or formal, and does not sugges! pursuing that potential purchaser based on the current revised offer
from Butterscotch.

| have also considered Goodman's suby 21, 2020 pricing analysis that was provided previously and is also attached to this
email, Although the revised price offer by Butterseotch is slightly helow the suggested value range, it is in line with the
first 2 options noted on page 3 of the document, 1 note that options 3 and 4 were theoreticat and did not Include the
cost of demalishing the building. Further, there is now actual market information rececfved from interested parties that
establishes the current market value of the property.

1say this not to try and persuade you ta accept the revised price, bul Lo make you aware that, based on my discussions
with Gaodmann, this is iikely the highest value the current marke! will support.

11t light of the current circwmistances, the LO! deadline for comgleting the purchase and sale agreament has been
exiended to Cotaber 291 to aliow me time ta cansult with you about this change in purchase price, Please consider this
crmait as heginning my consultation process with you for the 3.3 miflion offer. | ask that you pravide me with yousre
eenail response ne later than 5 pm on Monday, October 19, 2020 either agreeing Lo or oppasing the 3.2 millinn

plachase price. | will consider your position on pursuing a 100% sale unchanged from your previous email unless you
advise me otherwise.

I remind you that the terms of the L1 and this propased revislon are confidential and can only be disclosed to your
{egal andfor financial advisors, | also encourage you to seek independent legal advice on thls proposal and the terms
of the LOI if you have nof done so atready.

Please do not hesitate to contact me if you have any questions,

Should | receive appraval fror owners regresenting 80% of the strata corporation’s votes ar more, { will proceed with
executing a further amerdment to the LOI to reflect a 53.3 mitlion price and continue with finalizing a related purchaze
and sale agreement, [f| receive appravil from owners representing less than B0% of the strata corporation’s votes, |will
cal a meeting of the strata corporstion 1o consider next steps.

L



Regards,

} Garth Cambrey, B, Commn., C Avh, RI
Administrator

Cfo #2300-2550 Shauvghunessy 3, ot Cogaitlam, BO VIO K5
Tel: (60d) B1E-0708

goambreyfishaw.ca

From: J. Garth Cambrey [mailto:gcambrey@shaw. caj
Sent: Thursday, October 01, 2020 6:33 PM

To: 'agnes’; "plovbis@outicok.com’; 'Michelle Bergeron'; Dr. James Mok {docmoki@shaw.cal; 'Maclennan Sisters': "Dan
Sonnenschein'

Subject: RE: VR 456 - Property Purchase and Sale Update
Importance: High

[dear awners,

Thank you for responding to my September 23, 2020 email below. | confirm that £ of the 5 pwners representing 5 of
the & strata kots and B3.32% of the votes canfirmed {heir sgreement to accept the Butterscoteh L0 and alse confirmed
theit agreement to procoed with a 100% sale i that cppartunity arises.

The owaners of strata [ot 4 (unit 401) were the opposed to accepting the Butterscotch L and a 100% sale. They alsp
stated they ware nat interested in proceeding with the wind up of Strata VR4EE however, that is not an option.

Basad on the terms of the Aprit 17, 2020 Consent Order, | wHl pursue the voluntary windup the straka corporation
consistent with the terms of the Butterscotch LOL Specifically, | will advise Butterscotch that | am satisfied the First
Purchaser's Condition has been met ne later than the end of the day tomorrow,

The immediate neat step 15 10 exacute an agreement of purchase and sale with Butterscoteh within 2 weeks, or by
Cctober 16, 2020, Butterscoteh will then have 5 days to increase its deposit from $100,000 to $200,000 and 10 days to
copfirm it is satisfied with the results of any environmental and geotochnical investigations of the property and the
physical condition of the building. Provided Butterscotch does those things, | will call a special general meeting to
cansicer a formal vote to windup the strata corporation.

Lwill keep you updated as things progress.
fiegards,

1. Garth Cambrey, B. Comm., C.Ath., Bl
Adminssiralor

Cho #2300-2850 Shaughnessy St Port Coqguittaen, BC W30 6K
Tel: {6043 §LB-6708

aoambrewi@shaw.ca

Fram: 3. Garth Cambrey [rpaito:gcambrey@shaw,ca]
Sent: Wednesday, September 23, 2020 606 PM

To: ‘agnes’; 'plovbis@outieok.com'; *Michelle Bergeron'; Dr. James Mok {docmok@shaw.ca); 'Maclennan Sisters'; Tan
Sonnenschein'

Subject: VR 456 - Property Purchase and Sale Update




ear pwners,

Futther to my eatlier email of September 20, 2020 betow, | attach for your review and reference an executed letter of
intent [LO1} between the strata corporation and Butterseotch Moldings Inc. {Butterscotchl. Please be advised that the
attached LOH and ifts terms are confidential and can only be disclosed to your legal andfor financial advisors,

The atteched L 15 simiar ta the ene signed with QpenForm except the intended purchase priee iz $3.9 milion, the
deposit amasnts are higher with 2 final total of $300,0600, and there is 3 shorter time frame of 10 days after the
purchase and sale agreement is signed for Butterscotch to complete s property investigations. Alsg, there is na
reguirement far me to cal a meeting of the strata corparation to determine H there is sullivient interest to maove
forward with a voluniary wind up of the strata corperatien with a liguidator as we have discussed and as |s set out inmy
mandate. Rather than a meeting, the LOI roquires that § consult with you in order to detormine i there is sufficlent
internst to proceed with the wind vp. & comparisen af the OpenForm LQ ard the attached Butterscotch LD are
surnmarized in the table below for your canvenignce.

Please consider this email as beginning my consubtation process with you. | ask that pravide me with your ernail
response po later than 5 pm on October 1, 2020 either apreeing to or opposing the terms af the attached LOE
Butterseoteh has advised Geadman that it is open to purchasing alf strata lots directly frore individuat owners {100%
sale} as we have previousty discussed. Therefore, | also request you inform me in vour emaf reply whether you are
agreeable to proceeding with a 100% sale i that epportunity arises. You are encouraged abtain independent legal
advice on the terms of the LOI before you give me your responise.

Please do not hesitate to contact me if yau have any guestions,
f note a site visit will be conducted Friday, September 257 commencing at 11 am,
Regards,

1. Garth Cambrey, B. Comm., . Ar, R
Administrator

Cin H23068-2850 Shaughnessy 34, Port Coquitlam, BO VIS 61K
Tel: falkdy §18-6708

goembreyHchaw. cé

| Page OpenForm Properties Lid o __§ Butterscotch Holdings Inc. o
1 «  Same « Same
2 » 1. Purchaser — QOpenFaorm Properiies » 1. Purchaser — Butterscofch Holdings I
« 4 Purchase Price - §4, 350,000 » 4 Purchase Price - $3,500 000
«  5{a). Deposit- $75, 000 (Temra Law) » 5{a). Deposii - $100,000 {(Madaisky & C
«  5(hy 1% Condition Deposit increase — to 3150,000 »  G/b) 1% Condition Deposit Increase — #
3 v 5ic). 2" Condition Beposit increase — to $260,000 s 5(gh 2 Condition Beposit increase — f
= 8fa). 1st vendor's Condition within acceptance of the » Gfa) 1st vendor's Condition within acceg
1M and the Administrator meeding with the owners, and consuliation by the Administrator wi
s &{b). Conditicns Precedent— writtan waiver 21 days s Gb). Conditions Precedent—written w;
after mutual execution of Agresmant muitual execution of Agraement
4 « Same = Same




5 s Hame «  Same
& = Samse =  Same
7 = Same = Same
8 » Same « Same
O s« 20, Acceptance — August 7 2020 +  20. Acceptance — Ssptember 25 202(

From: ). Garth Cambrey [mato:gcambrey@shaw.cal

Sent: Sunday, September 20, 2020 3:55 PM

To: 'agnes’; 'plovbis@outiock.com'; *Michefle Bergeron™; Dr. James Mok {clocmuk@shaw.ca); 'MacLennan Sisters's 'Dan
Sonnenschein’

Subject; OpenFarm Update

Dear owners,

| regret to advise that OpenForm has advised Goodenan that it will not be moving forward with completion of the
purchase and sale of the property.

| have asked Mark Goodman to cantact the party that provided the ather fetter of intent to see if they are stil] interested
and wilf advise you within the week,

Regards,

I Garth Canbrey, B, Corrun., C.Ah,, RE
Administrator

Ofg &1300-2850 Shaughnessy St, Port Coguoitiam, B VIO RKS
Tel: {604) 318-6708

poambreviishaw.es



This is Exhibit "N* refereed Lo in Lhe affidait

af , Dan Sonpensehein affirmed before me on

Juneﬁ’i 2021

WL Rl

,h missipner Eur Taking .n'l.Ff'r:Ia'a.lrts .
iy British Cafumbia

o b uﬁhaﬂa“
wed®® Lﬂ""’.’r giﬂ.%w‘,,

500 B-G' pol
585 WVER Caas®
P&“*C’G oM

123



SPECIAL GENERAL MEETING

THE WNERS, STRATA PLAN VR 456 — SPRUCE WEST

OATE HELD: Wednesday, December B, 2020
LOCATION: Virtual via Zoom
CALL TO ORDER: &30 PM

Owners in Attendance: Agres Mui, 101 and 201

Peter Tovhis, 301

kiichelle Mok and Dr, farnes Rtak, 401

Fracey Maclennan and Suzanne Foster, Executors, 501
Dan Sonnenschein, 601

Guests: Paul Mendes, Lesperance Mendes

Andrea Maclennan

Also in Attendance: ). Garth Cambrey, Court Appointed Administrator
1. CALLTO ORDER

3.

The Court Appolnted Administrator, Mr. Garth Cambrey, calied the meeting to order
at 6:36 p.m. My, Cambrey acknowledged the guests present and confirmed Tracy
Mactennan would be voling on behalf of unit 501 (strata lot 5.

CERTIFICATION GF PROXIES

Prior to the commencement of the Meeting, it was determined that six (6} votes
were present in person and zero (B} votes were present by proxy for a total
representation of six (6) votes. Mr. Camnmbrey advised that voting cards would not
be used, and that voting would be conducted hy paolling owners.

CETERMINATION OF QUORUM

Adr. Cambrey advised that the quorum of twe {2) votes had been met and declared
the meeting competent to proceed with business.

ELECTION OF PERSOQM TO CHAIR THE MEETING

Mr. Cambrey advised that he would chair the meeting as the sole representative of
the Strata Corporation and Strata Council tnder the terms of the Aprif 17, 2020 8.C,
Supreme Court Crder.

arsmw o
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VR 456 — Speciat Geperal Meeting bInwies
Wednesday, December 2, 2020
Page 2

5. BPRCOF OF NODTICE OF MEETING

Chwners were advised that Motice of the Special General Meeting was distributed by

emaif on November 18, 2020 in accordance with the bylaws and the Strata Property
Act.

It was MOVED AND SECONDED {201/341)
That Froof of Natice of the Meeting be accepted.

7.

A vote was taken by a verbad poll with 401 expressing their vote by displaying a card
with the ward “yes”. Mr. Cambrey declared the resolution to accept proof of motice
of the meating was

CARRIED UNANIMOUSLY
APPROVAL OF AGENDA

Dr. Mok ebjected to Andrea Mackennan attending the meeting and was advised that,
priorio the meeting, Mr. Cambrey had confirmed Andrea cowld attend as an ebserver,

Follow discussion, Mr. Cambrey declared the Agenda distributed with the Notice of
Meeting was approved as dreulated.

APPROVAL OF THE PR MINUTES

it waS-MQUEf} AND SECONDED [201/501) that the previous Special General Meeting
minutes of September 2, 2020 be approved as distributed.

Agnes Mui noted 2 typo in the meating address, and that the correct address is 1359
West 13™ Avenue.

b, Mok alleged that & recorded vote had incorrectly reported that 403 had abstained
fram a resolution, whereas it was Dr. lMok’s view that 401 had opposed the resolytion.
Dr. Mok noted an email exchange with NMr. Cambrey followlng his receipt of the
september 2, 2020 general meeting minutes, where he expressed concarn that the
alleged incorrect vote was contained in Mr. Cambrey's 6-month report provided to
the Court, Mr, Cambrey advised the owners that, when Or. Mok alleped the voting
error, Mr. Cambrey had reviewed his notes and determined 1hat the outcome of the
vwote was propetly recorded nihe minutes. Mr. Carnbrey also advised Dr. Mok that his
&-month report had not been provided 1o the Court and was only provided to the
owners pirsuant to the April 17, 2020 Court Order,

Foliowing some discussion, Mr. Cambrey requested Dr. Mok identify the September
2, 2020 voie that was of concern. Dr. Mok believed il was the vote about the
petitioner's reasonable legal expenses. Upon review of the minutes, Mr. Cambrey



VYR 456 — Special General desting Minutes
Wednesday, December B, 2020
Paged

noted the recorded vote for the petitioner’s legal expenses reflect that 401 opposed
the resolution. Dr. Mok requested Mr. Cambrey note the discussion in the minutes of
this meating and review the email exchange he had with Br. Mok on this matter, to
which Mr. Cambrey agreed,

A vote was taken by a verbal poil with 401 expressing their vote by displaying a card
with the word “na”. Dr. Mok refused to darify if 401's vote represented oppositian
te or an abstention en the resclution to approve the September 2, 2020 minutes,
despite repeated requests from Mr. Carmbrey. Mr. Cambrey then advised 401's vote
did nat determine the cutcome of the vole declared the vote

CARRIED (5 votes in favous, 401 opposed/abstained)
8 I ESS
Theare was no urfinished business that was not included on the agenda.
9. NEW BUSINESS

a. ¥ Vote Resolution #1 — City Worlc Order

It was MDVED AND SECONDED {581 /60E)

WHEHREAS:

The Owners, Strata Plan YR 456 {“Strata Corporation”) approved a special levy at its annual
general meeting ("AGM"] held July 13, 2020 in the amount of $50,000 to pay for the
estimated costs to temporarily repair the exit stairs as required by the City of Vanoouver
(“City Work Order™), inchuding estimated engineering fecs of Read Jones Christofferson
[“RIC"Y;

AND WHEREAS:
RiC has prepared drawings and obtained propaosals from 3 contractors to permanently
camplete repairs necessary to satisly the City Work Order;

AND WHEREAS:
The Strata Corporation wishes to proceed with permanent repairs at an estimated cost of
575,311 broken down as folows:

a. Contractor's proposal (Hodgson King and Marble} 555, 70%
h. 10% contingency 5,705
¢. Estimated City building permit 450
el. RIC fees and dishursements 10,0060
e. G5T @ 5% 3,586

575,311

1245
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WA 456 — Special General Wieeling Minules

Wednesday, December &, 2026
Page 4

BE IT RESOLVED

By a 3 vote of the Strata Corporation, that the Administrator is authorized to retain Hodgson
king and Marbie Ltd. to complete the repairs set out it in its October 15, 2020 proposal tn
RIC, and RIC ta aversee the shoring work and fire stopping instalaticn in accordance with
its June 16, 2020 proposal. To pay for the work, the Strata Corporation hereby authorizes a
special levy in the aggregate amount of Twenty-Five Thousand Three Hundred Eleven
Doltars {525,311} he assessed agamst Strata Lots 1 through 6 (inclushve} for the purpose of
paying estimated costs of the City Work Order permanent repairs. The special fevy shall be
due in gne lurap sum on lanuary 1, 2021 as set out in Schedule “A" below and shall added
to and from part of the special lewy raised for these purposaes at the fuly 13, 2020 AGM.

SCHEDWLE"A"

THE OWNERS, STRATA PLAN VR 456 - Spruce West

SPECIAL LEVY SCHEDULE
City Work Order
TOTAL SPECIAL LEVY $25,311.00
TOTAL UNIT ENTFTLEMENT 5,738
TOTAL SPECIAL LEVY / UNIT ENTITLEMENT 441112
TOTAL SPECIAL
STRATA LOT SUITE UNIT ENTITLEMENT EEVY
1 101 984 $4,340.54
3 201 577 4,309.56
3 301 577 4,309.66
4 01 977 1,308 66
5 501 977 4,309.66
6 601 246 3,731.81
TOTAL TOTAL 5,738 $25,310.39

in response to a guestion from Tracey Maclennan whelher pricing for the removal of
the failed concrete fire skopping had been obtained, Mr. Carnbrey advised that it had
been ohtained and he would provide the infermation 1o all owners,
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YR A58 —Speclal General Meeting Minutes

Wednesday, December &, 2020
Page S

Ads. Mui wondered when the repairs had become permanent rather than temporary.
Mr. Cambrey advised he had explained in email updates prior to the meeting that
permanent repairs were determined to be |ess expensive than temporary repairs.

Ms. Mui also stated that she undersiood the potential purchaser, Butierscobch
Holdings, intended to demofish the building and asked if Mr. Carmbrey had enquired
if the City of Vancouver would defer its order that the existing stairs be repaired as a
result. Mr. Cambrey responded that the City reguested permanent repairs be
completed and that he was not aware of the intentions of the potential purchaser.

Following discussion on whether Mr. Cambirey or an owner might approach the City
of Vancouver to discussion an extension to the City-ordered repairs, Mr. {ambray
stated he did not agree to do so, nor would he agree an owner do so, given his sole
authority to represent the strata corporation,

A vote was taken by a verbal poll with 401 expressing their vote by displaying 2 card
with the word “no”. Mr. Cambrey took 401" vode to mean opposed, and declared 34

vote resolution #1 1o impose a further special levy for the City ordered repairs

DEFEATED (3 votes in favour, 101, 201, and 401 opposed)

b. 3 Vote Resolution #2 — Lepal Expenses far Wind up and Sale

it was then MOVED AND SECONDED (501/301)
WHEREAS:

The Owners, Strata Plan VR 456 {"Strata Carporation”) intends to complete a wind up and
sale of s property and the property of its owners pursuant to the BC Supreme Court
consent order dated April 17, 2024 and the Purchase and Sale Agreement between the
Strata Corporation and Butterscotch Holdings btd. signed on November 6, 2020 {*PSA

Agreement”};
AND WHEREAS:

The Strata Corporation wishes to raise funds to pay for upcoming legal expenses to
prepare the resolutions and other materials required to approve the winding up of the
Strata Corporation;



129
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Wednesday, Pecember 8, 2020
Page O

BE iT RESCLVED

By a % vote of the Strata Corporation, that a special levy in the aggregate amount of Fifty
Thousand Boflars (550,000} be assessed against Strata Lots 1 through & {inclusive) for the
purpose of paying fegal fees associated with the PSA Agreement. Such special levy shall
be due immediately but may be paid, for convenience purposes, in 3 equal instaliments
on January 1, February 1, and farch 1, 2021 as set out in Schedule "B below.

SCHEDULE "B”

THE OWMERS, STRATA PLAN VR 456 - Spruce West
SPECIAL LEVY SCHEDWLE

Legai Expenses for Windup and Sale

TOTAL SFECIAL LEVY $50,000.00
TOTAL UMIT ENTTLEMENT 5,738
TOTAL SPECIAL LEVY f UNIT ENTITLEMENT 5871384
T o - "Etiuai installments
due January 1,
UNIT TOTAL February 1, and
STRATA LOT SUITE EMTHLEMENT SPECIAL LEVY March 1, 2023
1 101 984 58,574.42 52,858.14
2 201 o7y 8,513.42 283781
3 301 o¥7 2,513.42 283781
4 401 977 8,513.42 283781
5 501 9F7 E513.42 2,837.81
B 01 Bapb 7371491 2457.20
TOTAL TOTAL 5,738 550,000.01 %15,666.58

in response to a question on how long the proposed special levy for legal funds would
iast, M. Mendes advised he expected the funds would be sufficient o get the strata
corporation through the court application required to confirm the wind up and sale,
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WH 456 — Spodal General Meeting Minutes
Wednoesday, December 8, 2020
Page 7

There was further discussion about possibly forecastlng expenses required of the
strata carporation to get through the wind up and sale process. it was also noted that
the option to pursue a sale of all individuat strata lots to the purchaser, rather than a
windup and sale under the SPA, remained open.

It was further noted that the current term of the Administrater expires in April 2021,
but that i can be renewed.

A vote was taken by a verbal poll with 401 expressing their vole by displaying a card
with the word “yes”. Mr. Cambrey declared 34 vote resofution #2 to impose a special
levy for legal expenses

CARRIED UNAMNIMOUSLY

¢ ¥ Vote Resclutign #3 — Administrator Fees and Disbursements

Prior to consideration of 3 vote resolution 43, Mr. Cambrey advised that with payment
of Lhe Administrator's September 2020 invoice, minimal funds would remain in the
strata corporation's operating and contingency reserve fund.

It was then MOVED AND SECONDED {501/301}

WHEREAS:

The Owners, Strata Blan VR 456 [“Stratz Corporation”) is reguired to pay Administrator
fees and disbursernents from its operating or contingency reserve fund pursuant to
the BC Supreme Court consent order dated April 17, 2020;

ANC WHEREAS:

The Strata Corporation wishes to raise funds to pay for upcoming Administrator
EXPENSES,

BE IT RESOLVED

By a % vote of the Strata Corporation, that a special levy in the aggregate amount of
Twenty-Five Thousand Dollars {525,000} be assessed against Strata Lots 1 through B
{inclusive} for the purpose of increasing the contingency reserve fund in order 1o pay
the Adminlsirator's invoices. Such special levy shall be due immediately but rmay be
paid, for convenience purposes oaly, in 3 equal installments on January 1, February 1,
and March 1, 2021 as set out in Schedute “C” below.
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SCHEDAME ™ C"

THE CWRNERS, STRATA PLAN VR 456 - Spruce West
SPECIAL LEVY SCHEDULE

Administrater Fees & Disbursements

TOTAL SPECIAL LEVY

TOTAL UNET ENTITEEMENT 5,738

TOTAL SPECIAL LEVY / UNIT ENTITLEMENT

525,000.00

$4.35692

Equal instaliments

due lanuary 2,

UNIT TOTAL SPECIAL February 1, and

STRATA LOT SUITE EMTITLEMENT LEVY March 1, 2021
1 0 984 54 287,21 $1,429.07
2 2 oF7 4,256.71 1,418.90
3 i 77 4,256,711 1,418.90
4 401 977 4,256.71 1,418.90
L 501 S7F 4 256.711 1,418.90
6 z01 246 3,685.95 1,223.65
TOTAL TOTAL 5,738 S25,000.00 £8,333.32

& vote was taken by a verbal poll with 431 expressing their vote by displaying a card
with the word “yes”. Mr. Cambrey declared 3% vote resolution #3 to impose a special

{ewy for Administrator fees and disbursements

CARRIED UNANIMOUSLY
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d. Clark Witson LLP Invaices

The status of four Clark Wilson invoices, with about 514,00 claimed by Clark Wilson as
unpaid, had previously been communicated to all owners. Mr. Cambrey thanked
Tracey Maclennan for her detailed explanation about 501's position vn the Clark
Wilson involces, which she sent to all owners. He alsa advised that Tracey MacLennan
and Dan Sonnenschein were the ooty owners that commented on the invoices.

Following the Semlember 2, 2020 general meeting, Mr. Cambrey contacted Clark
Wilson to request it provide its fite on the strata corporation. He recelved 175 pisces
of correspondence and requested the correspondence be reviewed by Lesperance
Mendes from a legal perspective.

After discussion with Paut Mendes, Mr. Cambrey determined that the invoices ware
not the responsibility of the strata corporation because the strata council did not pass
a resofution to retain Clark Wilson untd late September 2019, and the invoices cover a
period prior to that resciution being passed.

it was Mr. Cambrey’s suggestion that he write to Clark Wilson advising of his
determination. He asked the owners if there wera any objection to his suggestion.

There was limited discussion wherein ks M stated that she did not feel all legal
expenses wiere necessary, nor that Clark Wilson was acting on behalf of aH owners. Dr.
Mok advised Lthat a retalner agreement was signed by himself and Ms, Mui, and Mr.
Towvbis commented on his cancerns regarding Clark Wilson's indtial involvement.

br. Cambrey advised that he would write to Clark Wilson to advise the strata
corporation was not respoansible to pay the invoices.

16, _ ADJOURNMENT

There baing no further business, owners were thanked for their attendance and Mr.
Cambrey terminated the mesting at 7:55 p.m.

[ N ]
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Mesan Buchanan

Frorm: Megan Buchanan

Sent: Saturday, lune 12, 2027 7:58 Ph

Tot Megan Buchanan

Subject: FW, Spruce wesl - Temporary Shaoring

Attachments: FW: Tempaorary shoring - Sprace Wast; RE: Temporary shoring - Spruce Wese RE:

Termnporary shoring - Spruce \West; VAN 122220.0006-Mi5C-20201104-HBI-Bid vatidity
and estimate for remeval of fire stopping. pdf

Megan Buchanar
Amsnciala Lawyet

550 — 200 | S Streel
ancouver, BC WAE 2

. Edd XadGiag
WG4 74 DHOY
F Gl GES 7S04

e [ninEkimiaw ra
w Imlzw.ca

COMFIENTIALITY MCTICE

This e-mail rrassige and any Afactmerts thareta e indenodvd DMLY for tha vee of e iolvidoar or antity fo wiiem IF is addvessed. Linires ofieiwing indicated, Jt
corfaing informaiion thed 5 privileged snd confidential I you have received this e-marl in ermor, plesse nofify the sender immedialed: and dalgle tha message.
Thank you.

Magge conzidar o swmament before prnting ihiz amal

From: gcambrey@shaw.ca [mnailto grambrey@ shaw.ca)

Sent: Friday, December 18, 2020 10:58 AM

To: Agnes Mui <acimui@shaw.cax; Peter Tovbis <ptovbis@outlook.coms=; D, James Mok <docrmok@shaw.cax; Michelle
Bergeran Mok <modmod @teles.ret= Maclennan Sisters <maclennan3430@emall.com= Dan Sonnenschein
<dans@portal.cax; Derrick Honda <dhondad@hgve.come

Subject: W Sgruce west - Temporary Shoring

Dear Owners,

Further to discussion at the December 8, 2020 special general meeting, | am fornaarding an email with attachments from
RIC that show the contractors” estimated cast to remove the existing firestopping in the exit stairways.

Regards,
i Garth Cambrey, Administrator

H2300— 2850 Shaughnessy Strect
Port Coguitlam, B.C., V3T 6K5



Sent: Movember 9, 2020 9:11 Ak

To: ). Garth Cambirey <gcambrey@shaw.ca=
Cc: Kevin Riederer ckriederer@ric.cax
Subject: Spruce west - Temgporary Shering

Hi Garth
Ptease find attached the summanry of costs for removel of fire stopping.

Repards
Hugo

Fiagges Sila, Bsc, EIT
Design Engineer

Read Jones Christoffeirsen i,
ENgEneens

e b ,g_!&'{; -@ ;'liii'lg'-i‘!

Shcluril Dngingering | Pufdmg Scienca | Enery Modeling | Slruce 2l Bosforation | Farling Facilicy Degan

12385 Wast Broadway, Suile I00
YWanoouver, 8.2, WEH X[ Canada
offiGe {504} 73B-0048 | direct (7 78] 723-0498

HREdadgje.ca | reca

GERIN- Y RS ramain dedicated o providing exccllent sorvice wiils worling saiehy, Wie are sdaptable, flesdblo and comrritted to
meeting lhe siseds of our chents and indusing parmers while respecting lozal bealds autharity guedeizas trsagloul our operations,

Thig email may ba privileged o condidentlat, Any ose of this enead by an uniniended reclpien ls pronibited. 1T you bave roceired $his email in emar, please notify us
imrmediately 50 we may snmesl our records. Plaase B deleta all coploz, Rodsos waur Faeiprind. Plaase pin wisely.
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From: acambresfisheg, e

To: Baull Mersdes

Subjact: PN WR 456 8rief Update on Eat Siairs and SG64

Dabw: Tuesday, Fanuaty 19, 2021 63213 PM

CAUTION: This emial eriginated from outside of the preanization. Dono che ;

you Tecognize the sender and Knolw the copfent fs safe:”

Faui,
Fiease see my 2mail 1o VR 456 owners belaw.

Garth

Fram; gcambrey@shaw.ca <pcambreyvi@show,cas

Sent: lanuary 19, 20231 530 Ph

To: Agnes bui (asimui @ shaw.ca} <acimuif@shaw cax; Feter Tovbis {ptovhis@outiook.com)
«ptovbis@outlonk.came; De. lames Mak {docmoki@shaw.ca) <docmok@shaw.caz: Michells
Bergeron Mok [readread@telus, nel) <modmaod @teles.net=; Maclennan Sisters
(maclennan3430@azmeil.com} <meactennan3430@emalt.com>; Dan Sonnenschein [dans@portal.ca)
<gans@portal cax

Subject: VR 4540 Briet Update on Exit Stairs and 5G4

Bear Owners,

bwis expecting to be able to provide a detailed update on the sbove-naled rmatters before now b,
unfarlumately, both are out of my control. § will however, provide you with the information |
currently huave,

Following the defeat of the special levy to raise an additiopal 525,000 to compiete the exit skai
repairs at the Decemmbier 8, 2020 508, teontacied the City of Vancouwver to advise it of the outcome.
A ine building inspectar’s request, 1 attend=d 1be building on December 24, 2020 with the
insnector. i requested the City advise me of it's position on the stairs and | expect to receive an
order for the stairs repair at any time. 2ased on my discussions with the inspector at the building on
Secember 24™ 4 expect there will be a short tisne given in the order for the stairs to be repaired.
have negotiated an extenston 1o February 15, 2021 for accepting the repair bids with 2 contractors,
bt 1 may have to seek a further extension, or a court order to impose the specal levy, depending on
the CHy's position.

S
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The next slep in the purchase and sale proceedings is to call an S6M to formally consider an 80%
vote to wling up the strata. Paul Mendes is currently preparing the necessary resolutions and |
expect them very soan. The notice period reguired for the 560 is 4 weeks rather than the vsua 2
weelks because of the 80% vote, atthough [ may request owners consider waiving the netice periard
1o held it sooner, | expoct the praposed resoluticns will include details of a “100% sale” 25 we hawve
previously discussed, so that option rermaing cpen despite fegal costs to prepare the SGM resalellons
heing incurred.

| 'will update you on any progress regarding these matters as soon as | have additfonal inforsnation,

Regards,
1. Garth Cambrey
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SPECIAL GENERAL MEETING MINUTES

THE OWMNERS, STRATA PLAN VR 456 — SPRULCE WEST

DATE HELD: Thursday, February 11, 2021
LGCATION: Yirtual via 2Zpom
CALL TO QORBER: 630 PM

Owners In Attendance: Apnes Mui, 101 and 203

Peter Tovbis, 301

Michelle Mok and Dr. James Mok, 401

Tracey Maclennan and Suzanne Foster, Executors, 501
Dan Sonnenschein, 601

Alsa in Attendance; F Garth Cambrey, Court Appointed Administrator

CALL TO GRDER

The Court Appointed Administrator, Mr. Garth Cambrey, catled the meeting 1o order
at £33 p.m.

C PRD
Prior to the commencement of the Meeting, it was determined that six {6] votes
were present in persen and zero (0} votes were present by proxy for a total

representation of six (&) votes.

DETERMIMNATION OF GUORUM

dr. Carmnbrey advised that the quorum of two {2) votes had been met and dedlared
the meeting competent to proceed with business,

ELECTION GF PERSON TO CHAIR THE MEETING

Wi, Cambrey advised that ke would chair the meeting as the sale representative of
the Strata Corporation and Strata Council under the terms of the April 17, 2020 B.C
Supreme Court Order,

PROOE OF NOTICE OF MEETING

{rwners were advised that Notice of the Special General Meeting was distributed by
ermaif on February 3, 2021 and that all owners had waived the notice reguirerments in
accordance sections 45(5) and (&) and the Strite Property Act,
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Eweas MOVED AND SECONDER {201/201)
That Notice of the Meeting be accepted.

A vote was taken by a verbal poll and Mr. Cambrey declared the resolution ta accept
notice of the meeting

CARRIED UNANIVIQUSLY

5. APPROMAL OF AGENDA

Mr. Cambrey canfirmed the only itern on the agenda was a % vote about the exit stair

repairs and declared the Agenda distributed with the Notice of Meeting aporaved as
circulated,

7. APPRCVAL OF THE PREVIOUS MINUTES

T was MOVED AND SECOMNDER [501/301) that the previous Spedial General MMeeting
minutes of Decermber 8, 2020 be approved as distributed.

Ferllowing discussion,

it was MOVED AND SECONDED (5031/601) that the December 8, 2020 minutes he
amended an page Y under heading “Clark Wilson LLP lnvoices” at the third paragraph

regarding the strata council passing a resolution to retain Clark Wilson to add “Mot all
strata councit members had the opportunity to vote, as would be expected.”

A vaote was taken Dy a verbal poll to amend the December 8, 2020 minutes and Mr.
Carnhtey declared the vote

CARRIED [5 votes in favour, 401 opposed)

A vote was taken by a verbal poll to approve the Decermber 8, 2020 minutes as
amended and Mr. Cambrey declared the vote

CARRIED {5 votes in favour, 401 opposed)
3 U0 ED BUSINE

a. ¥ Vote Rexolulion #1 — City Work Order

Mr. Cambrey read the 3 vote reselutlon, excluding the preamble, and
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It was MOVED AND SECONDED (601/501)

WHEREAS:

The Owners, Strata Plan VR 458 (*Strats Corparation™) approved s special Bevy arils annual
general meeting (“AGM™) hetd July 13, 2020 in the amount of 350,000 te pay for the
estimated costs to repair the exit stairs as requived by the Cily of Vancouver {"Ciy Worl

Order™ on a temparary basts, including estimaled engineering fees of Read Jones
Christoffersan (“RIC™),

AND WITEREAS:
The City has issued & lurther Werl Order ("BP Work Order™) requiring the strata to apply far
a building permit for the City Work Order by Febroary 25, 2021

AND WHERFEAS:
RIC has prepared drawings and obtained proposais from 3 conlractors to pesmancntly
complete repalrs necessary to satisly the City Work Order,

AND WHEREAS:
The Strata Cotporation wishes o proveed with permanent exil stair repairs il an eslimated
cost of $75,311 broken down as Tollows:

&, Contractor's propasat (Hodgson King and Marble) $55,705
b, 0% confingency 5,705
c. Estimated City building permit 450
d, RJC fees and dishursemients 10,004
e, G8T@s%» 3,386
75,301
BEIT RESOLVED

By a 3% vote of the Strata Cerpovation, that the Administrator ts authorized to retain Hodgson
King and Marble Ld. 1o complete the repairs st out it in its October 15, 2020 praposal to
RIC, and retain BIC 10 aversee the shoring work and fire stopping installation in accordance
with its June 16, 2020 proposal. Ta pay for the worlk, the Strata Corporation hegeby authorizes
a speci) [evy in the agpropate amount of Twenty-Five Thousand Three Ilundred Eleven
DoHaes ($25,311) be assessed against Strata Tats 1 through 6 (inclusive} for the purpose of
paying estimated costs of the permanent repairs to satisfy the City Work Order. The special
levy shall be due in one lump sum on April 1, 202] as set out in Schedule "A” below and
shall added to and from part of the speeial levy raised for these purposes at the July 13, 2020
AGM.



YR 456 — Special General Meeting Minutes
Thursday, Felbruary 11, 2041

Fage d
i SCHEDRULE "A™
' THE OWNERS, STRATA PLAN VR 456 - Spruce West
: SPECIAL LEVY SCHEDULE
City Work Onder

TOTAL SPRCIAL LEVY $25,311.00

TOTAL UNET ENTITEEMENT 5,738

TOTAL SPRCIAL LEVY / UNIY ENTITLEMENT $4.41512
: TOTAL SIECIAL
. 8 I&i:?‘ SUITE  UNCIENTITLEMENT LEVY DLE
April 1, 2023
5 101 534 §4,340,54
:. 2 201 977 4,309.66
5_ 3 3010 977 4,309.66
4 A0 477 4,309.66
5 501 377 £,309 66
6 601 546 3,731.81
TOTAL TOTAL 5,738 $25,310.9%

& vote was taken by a verbal pol and My, Cambrey declared % vote reselution #1to
approve g further special levy for the exit stair repairs

CARRIED (5 votes in favour, 401 opposed)
4y, NEW BIISINESS
Fhere was no new biesiness,

10. TE ATTLHN

There belng g further business, cwners were thanked Tor theiy attendance and Mr.
Cambrey terminated the meeting at 6:51 pom.
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Megan Buchanan

from: hMegan Buchanan

Sent: Saturday, lune 12, 2027 8:03 PM

To: tdegan Buchanan

Suhbiect: FW: WR 456 update

Attachments: C onling agplication processpdf; YR 456 Normae Appraisal for May 1, 2021 -

13000000 pdf; DRAFT Consent Order to Extend Appointment pdf: WR 456 Current £
Financial info - March 13, 2027 xlsx

Ategan Buchanan
Aasnciate Lawyer

L00G — 800 Hows Sieet
vaacouver, BC WSS 204

Bl 230 618G
B4 674 D02
G4 505 7500

-z

miniElmkaw. .o
Imisw, A

= m

COMFIDENTIALITY MG TICE

This ezl message and any affaclhineats therela sre iskended QNLY fr the L of the inofvidual or antity fa whaat i 5 adcressed, Liniess atherwise indicrted, ¥
eilaing infarmalion that is privileged amd sonloentiea IF pan heve reckived this a-mail in ersn, please noll e seoder fewciately aon delebe (e messare.
Thank yol.

Meass coneider e emdronment befire printing Bis email

From: gcambrey@shaw.ca [mailte:gcambrey@shaw.ca)

Sent: Saturday, March 13, 2021 3.12 P

To: Agnes Mui <zolmui@®shaw.ca>; Peter Tovhis <ptovbis@outiool.corny; Br. James Mok <docmok@shaw.caz; Miche/le
Rergeran #Mok smadmod@teius.net>; Maclennan Sisters <maclennan3430@gmait.com>; Dan Sonnenschein
<tans@portal.ca

Subject: Wi 456 update

[Jear Owners,
lnder the terms of the April 17, 2020 Consent Order, 1 am required to provide you with a 12-manth Report,

hawe started drafting the reporl and expect 10 have it completed and distributed to you before the end of this
manth. However, t pravide the following update now,

City Work Qrder
RIC fliad the building permit application far the exit stairs with the Cify of Vancouver on February 25, 2021,

consistent with the terms of the City's most recent order. Attached is the current online permit application
nrocess used by the City, The permit spplication is at stage 1 of the process and BIC has been advised that the



sCreaning process in stage 2 15 about 3 weels (and not 1 week as noted on the allzched). Therefare, expect to
ke updated an about March 24" as to whether the application has been accepted.

in the meantime, things are still progressing. Hodgson King and Marble (HKM) completed a site review with a
sub-contractor an March 3, 2021, | have asked RIC ta prepare contract documents for the HIKW work as was

approved at the February 11, 2021 SGM., Heowever, no wark will start until the contract is completed 2nd the
building permit is tssued..

fnzuronce Kenewen!
The strata corporatian’s insurance poficy expires Aprit 30, 2021, | recently ohiaincd an updated insurance
appraisal from Normac Appraisal as requested by CapriCMW and attach it for your reference. CapriChW is
currently in the process of obfaining a rerewal quotation. | have also reguested anatber insurance brokes, BFL
Canada, provide an alternate quate if passible, | do nat expect to receive any renewal infarmatlon, including
patential prersiums, uatil closer ta the expiration date.

560 to consider BOS Vote to Windup and Seil the Strati Corporation

1emailed the SGM notice 1o all of you on Febraary 19, 2021 and ask that yau review ali necassary documents,
attached to the netice and otherwise, prior to the meeting. ¥ you have any questlons about the propased
resclutions or process, please do not hesitate to contact me.

Administrator Agpeintment Extersian

tremind you that my appolntment expires on Aprit 16, 2021, Given the cuirent status of the City Work Order
and potential windup and sale, 1 believe my appointment should continue, Therefore, | have ashed Paul Mendes
to seek cansent for an B-month extension ko my appaintment. Attached is a draft consent order extending my
appointment to Movember 31, 2021, |f consent is not obtained from the necessary parties, Ewill make
application ta the BC Supreme Coutt for an extension before the end of my current term.

AGhI

rasthy, Fintend on calling the AGM before the end of April 2021, | feel | will be in a better position to estimate
expenses after the March 24% 5GM. Also, there will likely be a need for 3 special levy to pay for the insurance
premium on May 1, 2021 or for financing the premium over a few months. {also expect a special levy will be
required 0 pay for my remaining fees and disbursements, unless the windup and salo proceeds guickly {ura
0% sale i approved), where any remainimg fees and dishtrsements cauld kely e deducted from sake
procesds,

{ attach for your infanmation my speadsheet for the cusrent fiscal year showing activity and bank balances for all
3 hank accounts: Operating Fund, Cantingency Reserve Fund, and Speciat Levy Fund.

Best regards,
1, Garth Cambrey, Administrator

#2300 — 2250 Shaughnessy Street
Port Coguitlam, B.C., W3 6K5

SPEa
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SPECIAL GENERAL MEETING

THE OVWRNERS, STRATA PLAN VR 456 — SPRUCE WEST

DATE HELD: Wednesday, December 8, 2020
LOCATION: Virtual via Zoom
CALL TO CRDER: £:30 PM

Dwners in Attendance: Agnes Mui, 101 and 201

Feter Tovhis, 301
htichelle Mok and Dr. James Mok, 401

Tracey Maclennan and Suzanne Foster, Executors, 501
Dan Sonnenschein, 601

Guests: Paul Mendas, Lesperance Mendes

Andrea Maclennan

Also in Attendance: 1. Garth Cambrey, Court Appointed Administrator
1. CAELLTO GRDER

3.

The Courl Appointed Administrator, Mr. Garth Cambrey, called the meeting to order
at B5:36 p.. Mr. Cambrey acknowledged the guests present and confirmed Tracy
Mactennan woutd ke voting on belalf of unil 501 {slrata lot 5).

CERTIFICATION OF PROXIES

Priar 1o the commencement of the Meeting, it was determined that six (6} vetes
were present in person and dere (0) voles were present by proxy for a tetal
representation of six (6} votes. Mr. Cambrey advised that voting cards would not
be used, and that voting would be conducted by polling owners.

DETERMiMATION OF QUORE WV

Mr. Cambrey advised that the gquorum of twe (2} votes had been met and declared
the meeting competent to proceed with business.

ELECTION DF PERSON TO CHAIR THE MEETING

Mr. Cambrey advised that he would chair the meeting as the sole representative of
the Strata Corporation and 3trata Coundcil under the terms of the April 17, 2020 B.C.
Supreme Coant Grder.

B2



VR 458 — Special General Meeting Minutos
Wednesday, December 8, 2020
Page £

5.

PROOFE OF NOTICE OF MEETING

Owners were advised that Motice of the Special General Meeting was distributed by

emmail an Novernber 18, 2020 in accordance with the bylaws and the Strata Property
Act,

It was MOVED AND SECONDED {201/301)

That Proof of Motice of the Meeting be accepted.

b,

7.

A vote was taken by a verbal poll with 401 expressing their vote by displaying a card
with the word “yes”. Mr. Cambrey dedared the resolution 1o accept proof of notice
of the meeting was )

CARRIED UNANIMOLISLY

APPROVAL OF AGENDA

Dr. Mok objected to Andrea Maclennan atiending the meeting and was advisad that,
prior fo the meeting, Mr. Cambrey had confirmed Andrea could attend as an observer,

Follow discussion, Mr. Cambrey declared the Agendsa distributed with the Notice of
Meeting was approved as dirculated.

APPROVAL OF THE PREVIOUS MINUTES

It was MOVED AND SECONDED {201/501) that the previous Special General Mesting
minutes of September 2, 2020 be approved as distributed.

Agnes Mui neted a typo in the meeling address, and that the correct address is 1389
West 13™ Avenue.

Q. Mok alleged that a recorded vote had incorrectly reported that 401 had abstained
from a resofution, whereas it was Dr. Mok's view that 3401 had opposed the resolution.
Dr. Mok noted an email exchange with Mr. Cambrey following his receipt of the
September 2, 2020 general meetiing minutes, where he expressed concern that the
alleged incorrect vote was contained in Mr. Cambrey’s 6-meonth report provided to
the Court. Mr. Cambrey advised the owners that, when Dr, Mok alleged the voting
error, Mr. Cambrey had reviewed his netes and determined that the outcome of the
vote was properly recorded n the minutes. dr. Cambrey also advised De. Mok that his
&-month repoit had not been provided to the Court and was ondy provided to the
owners pursuant to the Aprli 17, 2020 Court Order,

Following some diseussion, Mr. Cambrey requested Dr. Mok identify the September
2, 2020 vote that was of concern. Dr. Mok believed it was the vote ahout the
petitioner's reasonable fegal expenses. Upon review of the minutes, Mr. Cambrey

153
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noted the recorded vote for the patitioner’s legal cxpenses reflect that 401 opposed
the resolution. Dr. Mok requested Mr. Cambrey note the discussion in the minutes of
this meeting and review the email exchange he had with Dr. Mok on this matter, 1o
which Mr. Cambrey agreed,

A vote was taken by a verbal poll with 401 expressing their vote by displaying a card
with the word “no”. Dr. Mok refused to darify if 401" vote represented opposition
to or an abstention on the reselution (i approve the September 2, 2020 minutes,
despite repeated requests from Mr. Cambrey.  Mr. Cambrey then advised 401's vote
did not determine the outcome of the vote declared the vote

CARRIED {5 votes in favour, 401 opposed/abstained)
8. UNFINISHE

There was no unfinished business that was not included on the apenda.

9. NEW PUSINESS

a. ¥ Yote Resolution #1 — City Work Order

it was MOVED AND SECONDED [501/601)

WHEREAS:

The Owners, Sirata Plan VR 456 (“Strata Corporation”} approved a spediat lewy at its annual
general meeting {"AGM") held July 13, 2020 in the amount of 550,000 to pay for the
estimated costs to temporarily repair the exit stairs as required by the City of Vancouver
{"City Work Order”), inchiding estimated engineering fees of Read lones Christoferson
{"RIC");

AND WHEHREAS:
RIC has prepared drawings and obtained proposals from 3 contractors to permanently
complete repalrs necessary to satisfy the City Work Order:

AND WHEREAS:
The Strata Corpaoration wishes to proceed with permanent repairs at an estimated cost of
575,311 broken down as follows:

3. Contractor's proposal (Hedgson King and Marble) 555,705
b. 10% contingency 5,705
t. Estimated City bullding permit 450
d. RIC {ees and disbursements 10,000
g G5T @ 5% 3,586

£75,311
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BE IT RESOLVED:

By a % vote of the Strata Corporation, that the Adrinistrator is autherized to retain Hodgson
King and Marble Ltd. to complete the repairs set vut it in its October 15, 2020 proposal to
RIC, and RIC to oversee the shoring work and fire stopping inslallatien in accordance with
its June 16, 200 proposal. To pay for the waork, the Strata Corporation hereby authorizes 3
special levy in the aggregate amounl of Twenty-Five Thousand Three Hundred Eleven
Doilars {$25,311) be assessed against Strata Lots 1 through G {inclusive] for the purpase of
paying estimated costs of the City Work Order permanent repairs. The speciat levy shall be
due in one furmp sum on lanvary 1, 2021 as set out in Schedule “A" below and shall added
to and from part of the special levy raised for these purposes at the July 13, 2020 AGM.

SCHEPULE "A"

THE OWNERS, STRATA FLAN VR 456 - Soruce West

SPECIAL LEVY SCHEDULE
City Wark Order
TOTAL SPECIAL LEVY $25,311.00
TOTAL UNFT ENTITLEMENT 5,738
TOTAL SPECIAL LEVY / UNIT ENTITLEMENT $4.41112
TOTAL SPECIAL
STRATA LOT SUITE UNET ENTITLEMENT LEVY
1 101 og4 54,340,54
2 201 477 4,300.66
3 ok 971 4,304.66
4 401 977 4,300.66
5 509, 977 4,309 66
6 601 246 37318t
TOTAL TOYAL 5,738 $25,310.99

in response ta a question from Tracey Maclerman whether pricing for the removal of
the failed concrete fire stopping had been obtained, Wir. Cambrey advised that i had
been obtained and he would provide the information to alf owners.
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Ms. Mui wondered when the repairs had become permanent rather than temporary.
Mir. Cambrey advised he had expiained in email updates prior to the meeting that
permanent repairs were determinged to be less axpensive than temporary repafrs.

is. Mui also stated that she understood the potential purchaser, Butterscotch
Holdings, intended to demolish the building and asked if Mr. Cambrey had enguired
il the City of Vancouver would defer its order that the existing stairs be repaired as a
result.  Wr. Cambrey responded that the City requested permanent repairs be
cornpletied and that he was not aware of the intentions of the potentiat purchaser,

Folowing discussion on whether Mr. Cambrey or an owner might approach the City
of Vancouwver to discussion an extension to the City-ordered repairs, Mr. Cambrey
stated he did not agree to do so, nor would he agree an owner do so, piven his sole
aythority to represent the strata corporation.

A vote was taken by a verbal pol! with 401 expressing their vole by displaying a card
with the word "ng”. Mr. Cambrey took 401's vote to mean opposed, and declared 4
vote resolution #1 to impose a further speciat lewy for the City-ordered repairs

DEFEATED {3 v&ies in favour, 181, 201, and 401 opposed)

b. 3 Vate Hesolution #2 — Legal Expenses for Wind up and Sale

it was then MOVED AND SECONDED {501/301)

WHEREAS:

The Owners, Strata Plan VR 456 {“Strata Corporation™) intends to complete 3 wind up and
safe of its properly and the property of its owners pursuant to the BC Supreme Court
consent order dated April 17, 2020 and the Purchase and 5ale Agreement between the
Strata Corporation and Butterscotch Holdings bld. signed on Movember &, 2020 [YPSA
Agreement”};

AND WHEREAS:

The Strata Corporation wishes te raise funds to pay for upeoming legal expenses to
arepare the resolutions and other materials required to approve the winding up of the
Strata Corporation;
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BE IT RESOLVED

By & % voie of the Strata Corporation, that a special {evy in the aggregate amount of Fifty
Thousand Dollars {350,000 be assessed against Strata Lots 1 through & (inclusive) for the
purpose of paying legal fees associated with the PSA Agreement. Such special bevy shall
be due immediately but may be paid, for convenience purposes, in 3 equal installments
on January 1, February 1, and Mareh 1, 2021 as set ocut in Schedule "B” below.

SCHEDULE "B"

THE WNERS, STRATA PLAN VR 456 - Sprace West

SPECIAL LEVY SCHEDULE

lega! Expenses for Windup and Safe

TOTAL SPECIAL LEVY $50,000.00
TOTAL LM ENTITLEMENT 5,738
TOTAL SPECIAL LEVY f UNIT ENTITLEMENT 58.71384
- Egual iﬁs.téih:nénts
due January 1,
UNIT TOTAL Fehruary 1, and
STRATA LOY SUTE ENTITEEMENT SPECIAL LEVY March 1, 2021
1 1l B4 5857447 %2,858.14
p 201 o977 8,513.42 2,837.81
3 301 ary 851342 2,837 81
.| 401 977 3,512.42 283781
5 501 977 851342 2,837.81
& 601 346 737191 245730
TETAL TOTAL 5,738 £50,000.01 516,666.68

I respense to a question on how long the proposed special levy for legal funds would
iast, Mr. Mendes advised he expected the funds would be sufficient to get the strata
corperation through the courl application required to confirm the wind up and sale.
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There was further discussion about possibly forecasting expenses required of the
strata corporation to get through the wind up and sate process. It was also noted that
the option to pursue a sale of all individual strata lots to the purchaser, rather than a
windup and sale under the SPA, remained open.

It was further noted that the curreat term of the Administrator expires in April 2021,
but that it can he renewed.

A vole was taken by a verbal poll with 401 expressiag their vote by displaying a card
with the word "yes”. Mr. Cambrey declared 3 vote resolution #2 to impose a special
levy for legal expenses

CARRIED UNANIMOUSLY

c. % Vote Resclution #3 — Administrator Fees and Dishursements

Pricrto consideration of 3 vote resolution #3, Mr. Cambrey advised that with payment
of the Administrator's September 2020 invoice, minimal funds would remain in the
strata corporation’s operating and contingency reserve fund.

It was then MOVED AND SECONDED [501/301)

WHEREAS:

The Owners, Strata Plan VR 456 {*Strata Corporation™) is required to pay Administrator
fees and disbursements from its operating or contingency reserve fund pursuant to
the BC Supreme Cowrt consent order dated April 17, 2020,

AND WHEREAS:

The Strata Corporation wishes to raise {unds to pay for upcoming Admimslrator
EXPENSEes;

BE iT RESCHVED

By a % vnte of the Strata Corporation, that a special levy in the aggrepate amount of
Twenty-Five Thousand Dollars {525,000} be aszeszed against Strata Lots 1 through &
{inclusive) for Lhe purpose of increasing the contingency reserve fund in order to pay
the Administrator's invoices. Such special levy shall be due immediately but may be
paid, for convenience purposes only, in 3 equal installments on January 1, February 1,
and March 1, 2021 as set aut in Schedule “C* helow,
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THE OWNERS, STRATA PLAN VR 456 - Spruce West
SPECIAL LEVY SCHEDULE

SCHEDULE "C*

Adrninistrator Fees & Dishursements

TOTAL SPECHAL LEVY 525,000.00
TOTAL UMIT ENTITLEMENT 5,738
TOTAL SPECIAL LEVY f UMIT ENTITEEMENT 5435652
Equal instaliments
due lanuary 1,
UMIT TOTAL SPECIAL February 1, and
STRATA LOT SLHTE ENTITLERAENT LEWY March 1, 2021
i 101 G924 54,2587.21 51,429.07
2 201 oF7F 4256.71 1,413.90
3 30 977 4,256.71 1.418.90
4 an1 977 4,256.71 1,418.90
5 501 977 4,256.71 1,418.90
& 601, 8246 3,685.95 1,228.65
TOTAL TOTAL 5,738 $25,000.00 $8,323.32

A vote was taken by a verbai poll with 401 expressing their vote by displaying a card
with the word "“yes”. Mr. Cambrey declared 3 vote resofution #3 to impose a special

levy for Administrator fees and dishursements

CARRIED CNANIMOUSLY
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d. Clark Wilson LLP hveices

The status of four Clark Wilson invoices, with about $14,00 claimed by Clark Wilson as
unpald, had previously been communicated to all owners. Mr, Cambrey thanked
Tracey Maclennan for her detailed explanation about 501's position on the Clark
Wilson invoices, which she sent to ali wners. He also advised that Tracey MacLennan
and Dan Sonnenschein were the only owners that commented on the invoices.

Following the September 2, 2020 general meeting, Mr. Cambrey contacted Clark
Wison to request it provide its file on the strata corporation. He received 175 pieces
of correspondence and requested the correspondence be reviewed by Lesperance
Mendes from a legal perspective.

After discussion with Paul Mendes, Mr. Cambrey determined that the invoices were
not the responsibility of Lhe strata corparation because the strata councl did not pass
a resolution to retain Clark Wilson untd late September 2019, and the invoices cover 3
pericd prior ta that reselution being passed.

It was Mr. Cambrey's suggestion that he write to Clark Wilson advising of his
determination. He asked the owners if there were any objection to his suggestion,

There was lmited discussion wherein Ms. Mui stated that she did not feel all legal
expenses were necessary, nar that Clark Wilson was acting on behalf of all owners. Dr.
Mok advised that a retainer agreement was signed by himself and Ms. dui, and Mr.
Tovbis commented on his concerns regarding Clark Wilson's initial involvement,

Mr. Cambrey advised that he would write to Clark Wilson to advise the strata
corporation wias nol responsible to pay the invoicos,

10._ADJOURNNENT

There being no further business, owners were thanked for their attendance and M.
Cambrey terminated the meeting at 7:55 p.m.
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