CERTIFICATE OF COMMISSIONER

AFFIDAVIT SWORN USING VIDEQ TECHNOLOGY

l, Megan Buchanan, a commissioner for taking alfidavits in the Pravince of British Columbia, do
herehy centify that it was necessary to commission the attached affidavit of Mark Goodman
sworn on tune 10, 2021 using video technology because it was impossible or unsafe, for medical
reasons, for the depanent and the commissioner 1o be physically present {ogether.

June 10, 2021
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Signed: W it hcintiiit Dated:
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AfTdavil 1 of WMark Goodiman
Sworn Jene iﬁ, 2021

§215858 No.

Vancouver Registry

N THE SUPREME COURT OF BRITISH COLUMDBTA

Rey THE OWNERK, STRATA PLAN VR 456
IN THE MATYER OF DIVISION 2 OF PART 16 OF YHE STRATA PROPERTY ACT, SBC
TO88, o 43

AFFTDAVIT

I, Mark Goodman PREC, Realtor, of 560 — 2608 Granville Street, Vancouver, British Columbia,
SWEAR THAT:

1. I zm 2 a realtor with Geodmen Commerclsl ke, ("Goodinan Coramerical), the real
estate agent retawsed by the administrator, Garih Cambrey, on behalf of The Qwners,
Strata Plan VRE436 (ihe "Strata Corporation™), and as such, I have personal knowledge of
the [acts and matters hereinafler depased to, save and except whore the sewe are stated to
be based upon information awd belief] and, where so stated, T verily belicve the same to
be frue,

2, Pursuant to 2 listing sgreement dated July 9, 2020 the Sirala Cownedl of the Sirata
Corparation formally relained (Goodman Commercial 10 agsist the Strata Corporation in
ibe murkeiing and sale of the Spruce West saata complex and s eclated land
{vollectively the "Spruce West Complex™),

1 ‘The Spruce West Complex consists of six residential sirata lois i one six-alpsoy building
and associatzd comman property, buill in or about 1977, snd locaied at 1089 Wesr 13ih
Avere, YVancouver, 3.0, Thereaflcr, Goodman Commercial eonvuenced markcling of
e Spruce West complex fo prospective purchasers. Attsched and marked as Exhibit
FAY o this sy affidavit is s e copy of (he listing agrecment, dated July 9, 2020

4. L, along with my colleague Cyntiia Tapger, of Goodman Commercial, have been invalbved

in the marketing of the Spruce West Corrplex, and sabsequent events leading up to e
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Straty Corporation’s approval of & winding wp msolntion at the Special Genoral Mecting
hweld on March 24, 2021,

3. Tor the purpose of swearing this affidavit T was not physically present beforé the
Cemmissioner, bul was lnked with the Commissioner wiizing video lechnology and
following the process for remolec commissioning of affidavits st out in fhe divective
isgued by the B, C, Sugreme Court an Marcl 20, 2020,

Marketing of the Sproce Wesl Complex

6. Hased ox Goodman Commereial's experience tnarkeling housing cooperatives and ather
strata carporations for potential sale and windup, we recommendad to (he Strata Council
that the Spruce West enler imfo an agressive marketing proccss that inciuded ematl,
tikernet, secial media, phone and pring, highlighting the dnazing atteibutes of fhe subject
property and its aitractive nvesunent appoal to a local, watiomal and imfemational
audience (the “Marketing Campuiop™.

7. Prior to fae merketing of the Spruce West, (foodman Cormmercial had successfully gsed
{his process to senerate multiple offers on other listings.

3. Prier to the commencemenl of the Mavkoting Campaigs, wo prepared 2 docurment
smunmarizing our opinion on the valie of the property (the *“Valuation™). Based on the
substantial costs to repair the buildiug, Goodman Comencreia] determined there were four
opions Tor the pricing of the property:

4. §2,975,268: Baused on the assumption the building is vacated and ail sujtes [eased
"at market rades”;

b, 539534300 Based on the assmmpion the building 15 vacated and ull suites are
sold individually;

v $3,396,203 to 54,095,515 Based on the asswmption the building is demolished
{vost exeluded); and

. $2,529,830 to $3,091,770; Based on the assumption the huilding is dermolished
{eost excluded) and 100% ronlal assumed.

2. MNotzbly, e ranpge we proposed in the Valuation couid be as low ay $2,975,268
depending on which oplion a buyer pursucd, Attached and warked as Exhibit “B" to this
iy alfidavit 15 2 true copy of the Valuatjon,

16, Ultinatoly, we determined a saggested valiue range of $3,500,000 to $4,500,000 for the
Marketing Campalgn. A large range in vahie was dus to the various usknowns such as
widch apoom a huyer would pursue and the significant need [or repaizs (o the building,
We erved on the ugh side and proposed lo the Strata a listing price of 4,750,000, 1
digtributed the Yialuslion o Mr Cambrey.
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1. On July 13, 2020 Cynthia Jagper and myself attended the J wly 2024 AGM to discuss the
proposed marketing schems’ aud answer questions the owners may have shout the
marketing propesal and sate ¢f the Spruce West, Aftuched and marked as Exhibit *C* 1o
this my affidavit is a {rue copy of the Tuly 2020 AGM Meeting Minates,

12, Following receipt of comments and fnput from owners, we progeeded with the Marleting
Campaign &t the st price of $4,750,000. Once the rarketing materials for the Spruce
Weat Complex were completed, our team publely laonched the Marketing Campaigr in
Juty 2020, The Marketing Carepaig included the thfowing activitics:

JANRIY, )

2,

.

Distnbuted a detailed infonmaiion package on the Spruce Wost in the Goodman
Report which reached spproximately 15,000 woridwide subscribers, A capy af
which s affached hereto to this Affidavit as BEshiii ©D”,

Featnrad  the  Spruce West on the  from! page of owr website
(woww goddmanteportcom). This  feature  penerated 3,750 views of the

Cadvertisement. A copy of the webpage is atfached herelo o this AffRdavit

coltectively as Eahibil ¥E™,

Advertised locally and nationalbly thraugh the Wastern Investor Newspaper, The
Western [nvestor hag 4 disinbution of approximasely 40,000 subscribers, A LoDy
of the Westemn Inveestor advestisement is attached hercto to this Affidavit as
Exhibit “I™.

Advertised locally by taking out ads in the Landlord B3O Magaszine, The Landtord
BC magazine has a distributivn Hst of approximately 5,000 subseribers. A eopy of
the Landierd BC advertisement 15 attached hereto to this Affidavit as KExhibis
“f;’”.

Advestised through an email campaign whick tesulted in 4,402 views and 1,005
clicks. A copy of the email adveriisments is attached hereto to this Affidavit as
Exhildt *H".

Mailed out @ posteard which reached 2,200 prespective purchasers, A copy of the
emait advertismends is attached hereto to this AMGdavit as Exhibit “17.

Creafed & condidentinlily agreement which was required to be sipned by the
representatives of an interested purchaser before providing sccoss to the dae
diligeace information,

Pistribuied # high-qoulity safes brochure 1o thousands of investors and develupers
made up of lodal and mlemalicnzt prespects and olher centers of influence (ie.,
tenders, apprrisers, lawyers, CAs, financial planners and media),

Tollowed up with polential purchasers with phone culls and meetings with parties
who inquitred following our edvertising or had signeé confidentiality agreoments.
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13, i additton the marketing process described sbove, our team also adverlised the Spruce
West through the following somad media sites:

a. Advertised on Twitter which resulted in 410 views. A copy ot the Twiter
advertizement 16 attached hereto o thiy Affidavit as Exhibit <™.

b, Advertised on Faccbook {or Business which reached approximately 12,552
prospective purchasers and resuited in 1,031 clicks, A copy of the Facebook
adveriisement is attached heroto to this Affidavit as Exhibit “K*,

¢ Adverlised on Linkedln which reached approximalely 3,618 potenilal purchasers.
A capy of the Linkedin advertisement §s atloched hereto to this Affidavit as
Hahibit “L™

Purchase and Sale of the Soroce Wesl Complex

14, Aftor the marketing campaign, two Letlers of Intent (LOTS) sote Toceived by our offics
on hehalf of the Strata Corporation, The offered pirchase price in cach of the two L0z
were within the range of our proposced market vahe,

& The first offer was from Butterscotch Heldings Inc. (“Buttemscolch™ for
$3,900,000 {the “Initial Butterscoich Offer™),

b, The second offer was from OpenForm Properties Tid, (“OpenForm™) for
54,300,000, T sipned o lotter of infent (the “Openkorm LOET) with OpenFaorm on
Aungust 6, 2020, Attached and marked a5 Exhildt “M™ 1o this my affidavit is &
lrue copy of the OpenForm LOH,

15, Initially we decided to move forward with the OpenPorm LOL On Seprember 2, 2020 my
colleague Cynthia Tagger and U oatiended a Special Generul Meeting of ihe Steata
Corporstion (the “September 2020 SGM™). In this meeting we reviewed the process our
team followed in nonketing the property and obtainme the Openform L0OL We also
reviewed the next steps in the process including vegoliafing a pwrchase and sale
agicement. We answered guestions from owners abowr the windup and sale provess.
Attrched and matked as Exhibit “N” (o this my affidavil Is a frue copy of (he September
2120 5038 Mueeling Minules,

14, Ultimatety, OpenForm withdrew its offer on Septensher 22, 2020 based on {ts estimated
costs fo repair the building, Attachked and mutked as Exhibit “0 {0 il my effidavitis a
trug copy of the cmail chair between myself and OpenForm deted September 22, 20260,

17. Butterscotch provided on L{H to the Strata Copondion (“lnitial Butlerscoleh LOT™ for
3,900,000 on September 21, 20200 Mr. Cambrey accepted she LOI on belsif of the
wtrata Corparation on Seplember 23, 2020, Attached and marked as Exhibit “P* {o this
my aftidavit is a ruee copy of the Tnitial Battersemch LOL
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i, On Octoper 9, 2000, after physicalty reviewing the building, Buttetscotch advised us that
il Gid not want to proceed with the L1 at the tnitial offor price due to the significant need
tor repairs in the building, Attached and murked as Exhibit Q" to this my affidavit is a
irve copy of the email chain belween myself and Bulterscotch dated Qetober 9, 2029,

12, We [oHowed up with Butterscoteh o determine i there was s price ai whick Butterseoteh
wis infergsted in continuing and was informed {hat an acceptable poce for Butterscotel
was §3,300,000, Butterscotch also confirmed by email thal the purchase price is
eenichtional ondy on the wind-up process completing, or alternaiively, if & 100% sale of
strata lots cat be achioved (the “Revised Butterscotch Offer™), The Revised Buitersenich
Offer was in the range of values based on the oplions the buyer may putsue in the
Waltation,

20, 1t is my wnderstanding that following the acceptance of the Révised Butterscalch, COifer,
Mr. Cambrey signed & puarchase and sale aprecment with Butterscoteh, dated November
fr, 2020, {the "PSA™} for the sate of the lands and premises comprising e Spruce West
complex. Attached and marled as Exhibit “R™ to this my affidavit is o tre eopy of the
PREA dated Novomber 6, 2024,

21 F have read the Faels noted in Part 2 of the Patition of the Sirats Corporation and the facts
nated theveis are foue and aceucate 10 the best of my information snd belief,

22, For the purpose of sweuring tels affhdavit 1 was not physicully present bofore the
Caommissioner, it was linked with the Commissioner wifizing video lpﬂh.l.-.l:ll.ﬂg}" aid
fotlowing the process for. remote conunisstoning of affidavits set out in the directive
sssucd by e B C Supreome Coond, ve Mareh 26, 2020,

SWORN BEFPORE ME at Vuncouver,
Hritish Columbia, this T day of Tune,
22
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This is Exhibit & raferred to in the affidayit

of Mark Goodman, affirmed hefore me on
ine 8 2021
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. EXCLUSIVE LISTING AGREEMENT

This Agreement made the 9th day of July, 2620

Beiween

A

Gaadman Commerncial e,
iaa0 — X808 Cranville Street,
Wanoouver, BC, VaH 3W3

{hereinafter referred lo as "Goodman™

The Cwners, Sirala Plan VR 455

cio Garth Combray, Admirtstrator

#2300 — ZBEOD Shaughnessy Strest,

Paoit Coquitiam, 53C, W20 6KS

rhareinafter refered to as the "Sirata Corporatlan™

WHEREAZ:

A The Strata Corporation fs a elrata corporstion ostablished pursuant to dhe Shats Propenty Aot

SBC 1884, £, 43, uf Briteh Coiumbla, as amended (the "SPA™;

Pursuant to & Courl Order dabed Aprit 17, 2020 in the mattar of #Mecl ennar v, The Owners, Sirata
Plan VR 456, B.C. Supreme Cowt Mew Westminstor Registry fo. NEW-5-5-222743, Gasth
Cambrey of Carmbrey Consubing Ltd. was agpointed as the administrator (the "Administrator) of
the Sirata Corporation persvant to sccfon 174 of the SPA, and was ordered to take af)
rpasanable and necessary steps to investigala and complete a yolintary winding-up of the Strata
Lorparation pursaanl te Division 2 of Pat 16 of the SPA, itcluding entering irdo s Hsting
agreement with & quelified res] eslate agent;

. The purpose of this Exclusive Listing Agreement ['Agreement”] iz 1o facililzle a voluntary winding

up of the Btrala Corporation with = fiquidater ("Liquidater") pursuant o the SPA (a "Winding
Yp"y, ara 100% approved sate of all strata lals [0 & single purchasear in llew of such a Winding Lin
(2 "1a6% Approved Sake®).

it consideraticn of Goodman listing andd agresing to offer tor safe the lznds at 1988 Wesl 13th

Avenue, Vancouver and fegally described as:

e
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Girata Lots 1-8, Plan YAS458, District Lot 526, Mew Westntinster Land Dlstrics
FIET GC4-048-471, 004-048-480, D04-045-494, O04-046-501, Q04-048-570, O04-[ME-520
(celiectively he *Propery™)

during the Tarm of this Agreement, the Strala Corporation hereby grants to Goodnan Lhe sole and

excfusive avthorlty to secure a purchaser acceptable to the Strata Gorporation for the Property,
upon the following Eorms and conditions:

Goodman acknowledges and agrees that neither the Shrata Corporation nor the Administrater s
Ihe owner of the Steata Lotz and neithar has registerad fllle 1o the comman propery shown on
Sirale Plan VR 458 and thug nelther is in 2 position io sl the Propery but ase only  vehiches,
pursuant (o the previsions of Division 2 of Part 16 of the 5PA, tn coordinate the maddesing and
sale of The Troperty and effect the Winding Up of the Strats Corporation, the cancelation of
Strala Plan VR 458 and the fransfer of the land shown un the strata plen to the Liguidator and
their subzequent transfer of the land shown on the strafa plar to the purchaser for & 100%

Approved Sale in kou thersaf},

2, Far the purposes of this Agresinent, "Accepled Conbract” means a binding contrac for purchase
and sala of the Property accepted by the Adminisiratar on bahalf of the Strata Corporation, whigh
confract is subjoct to tha provisians of scction 3 of this Agreement.

A Ay Accapiad Contract will be subject o chitaining:

) the approvals reguired pursuant to Division 2 [Wolintany Winding Up with Llguidatar] of
Part 16 of the 5P, which for certainty includes the foliowing:

i the approval by the Owners [peing the registersd cwhers of the strata lofs
comprising Strafa Plan VR 458} of a windug resaiution by way of an §0% vote
pursyant o Section 272 of the 5PA (the "80% Vote Resolutton™),

i} assurning that the 80% Voio Resolution passes, the approvel of tha Owners of
the Accepted Confract by way of an 75% wobe pursuant to Seclion 262 of the
S5PA (the "T58% VYote Resalution”);

(56if)  ihe gractag of g courd order by the BE Supreme Coul pursuant to section 274,41
of tha 5PA, confiming the B0% vale resclhstion approved by the Cwners
pursiant to zection 272 of the S52A; and

v thix granting of a courd order by the BC Suareme Ceoost pursiant to secllar 279
of the SFA, which, #ider alia:

TR AN
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LAY confirms the appoinfment of the Liguidaton aad

Bl weeks in the Liquidaior titls to the sropery for the purpose of seiling the
propery ta ihe putchaser purauant to the Purchass Agreement;, or

(b in the avant that the Cwnere do not approve the 80% Vote Reschuicn, the approvals
pursuant to Divislon 3 [Cosrt Ordeted Winding Up] of Part 1% of tha 5PA apply, which for
vertalaly nchides a Court Grder pursuant o Seclions 284 and 285 of the SPA.

[f nedther of the spprovals in subseclions 3la) or {b} are obtzined, tha Accepled Contract shall be
therztmad tull g void ard the Sirata Corporation shall have no chligation under this Agreement
o an Accepted Contact.

Subject to the requircments of Divisicn 2 of Part 16 of the SPA, the Administrator has exciusive
conduct of te Property on bohalf of ihe Sirafa Corporetion and all of the Owners, Goodiman and
the Designaled Agent(s) [as defined at sedlion § uof this Agreement) aach ackrowladge and agres
tnat none of them will act far ar in any way advise or negotiate on benalf of any Owness wilh
respect fo the potentiat winding up and sale of the Property (Including any sirata lots Hherewlth)
contemplated by fhis Agreement. For cladty, all negotiabons regarding the polential wisding up
and sale of tho Praperty {including any strala lote therswlh) must bs conducted by Goodman
andfor the Designated Agent(s] throuwgh the Administrator, The foregolsg does nel howsver
pievenl Goodman andfor the Deslgnated Agents frem meefing with Owners to discuzs any
proposed zale or offer to purchase through a Winding Up {or 100% Approved Sale in Heu
thareafl, ncluding considerations hat may oo spocific to a particular owner, as lang as such
disgussions and conslderations are disclosed in advanes to ihe Adminisiratar and form pan of the
overall negofiations of belween lhe Administrator, on behalf of liwe Strals, Corporation, and the
prospaciive nurchaser of the Property,

Goodman will usa duo diigenss and Its beat effors [ sesking prospeclive purchasers, utfizing
approprizte advertising and promdionad rraterial &t [tz scie cost.

AN enquirias recetvad Dy the Adminlsirater durlng the Temm regarding & potential purchase of the
Property from any source whatsoever shall be referred 1o Goodman,

Al offers are to ba submitted to the Administrater through Goodman, including offers rocoived
froam cocperating brakers.

The Listing Brokerage (Goodman) dasighates Mark Goodman Perzonal Real Estste Corporation
and Cynihia fagper Personal Real Eslate Corporation {the "Desienated Agents™) io act a5 the
soie agents of the Strale Corparation in respect of the Froperty,

oy
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Periodically, Goodman will provide the Adminisirator with writen stalus repors on the marketing
of the Propory,

Hubject to sections 12 and 13 of this Agreement, the Sirata Corporatlon will pay Sondman & real
astate commission in the amount of two percerd (2.0%} {ihe "Commission®) on tha Property™s
toial zale price (due ard payable cut of nel precesds on elosing) plus spelicabis jaxes, If thera is
& cooperating beokerage, the commission wili be In the amourt of two and one-half percent
{2.5%) and Goodmsan wil pay the cooperating brokerage, from the remuneratlen paid Eo
{ipodman by the Sfreta Corporation in sn amoent egual to 0.75% of the sale prhce of the
Property, pius applloabla taxdes.

For clarily, the Propety’s otal saie price does nol include any considerstion in the form of any
purchase and sale agroermnent by the purchaser to germit the Owners to oeblinue residing in the
strata lols on 8 no-chame of toduceg charge basis foliowing the completion of the ransacticn
contemplated &y the purchase and sale agresment or any incentives offered by such purchaser
with respect fo any developments of the purchasear,

The Cormmission shall b2 payeble to Googman by the Strata Corporatlorn If any of ihe following
events Qoour

&, The Propaty is sotd to any pevson or entity during ihe Term |

b, The Strata Corporation entera into a binding agreement of purchase and saie for the Praparty
diring the Term | which compistes or, diresty or indirecty, leads 1o, contributes to, or s an
gffpctive cause of, the sale of the Property following the expiration of the Term;

r. Coodman negotiates an offer for the purchase of the Property during the Term and, as a
sesylt af such offer, the right of a third party(ies) to purchase or acgulie the Propetly pursuant
1o a rignt of first refusal, opllor te purchaso, or "buy-ssll” or "sholgun® provision, or simitar
right, is trignered and such third garty(les) procseds with and does purchaso o7 acquire the
Property, ar

d.  \Wihin & months afier the expiration of the Tarm ;
it Yhe Propery is sold to any parson of entity to whom the Propery was submiled or

intreduced by Gondman {an “introdiuced Party™), initaly or olhersise, prior 1o the

awpirgiion of lhe Term,; ar

A
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15,

-3

17,

. Page]s

it Megetiations or comespondence take place, which at any tme lbereafter, directly or

indireetly, lead or condripute to, or are an effective cavse of, the sale of the Property w an
Introdunad Party,

For the purposes of asceraining the Steate Cotporation’s hability for the Commission .unde.r
subparagraphs 12(d4i} or 12{d)(ii}, the Sirale Corporation may, by wrliten request 1o Soodman,
inguire whether any pefson or entlty with wherm the Sirata Corporation may contract, negotfisie or

arrespend in gonnection with the sale of the Property afler ihe explrsiior of the Term iz an
Iztroduced Party.

For the pumposns of this Agreement, any perschs of enilties that were or should heve beaen
referted to Goodman by the Strata Corporation pursuant o sectton 2 shell be desmed to be an
Introduced Party.

Far the purpozes of this Agreemant, the purchase, sale or acqulsition of the Froparty includes a2
purchase, sals or acquisition of all of 2 pottion of the Property of an Intersst in the Property, and
the aurchaze, sals of acguisition of shares in one of more companles that ewns alf or & portion of
tha Property or has an nlerest in the Propesty,

It is Lnclerstond angd agraed thal there are no representations, warranbes, juaranlees, pramlses
or sgreements other than made hetain.

I the event of;

ta) aWinding Lp of the Strata Corporation, the commission will be paig in fulf to Saadman wpon
{he compisticn of a transfer of ai of the Owners’ interesl in the Strala Lots fo the Liguidalor
and tne transfer by the Liquidator of tha [and that was shown on ihe stralza plan mmediately
befars ifs cencollation to the Purchaser and the uncenditiohal payrment of the sale groceads
{q the schiviors for tho Liguldator, the Strata Corporaticn or the Owners, as apploable; and

by a 100% Approved Sale, the commmission wil ke paid in full to Goedmen upun the completion
of o transfer of &l of the Cwners' interest in the Sirata Lotz to the puichaser and tho
upconditional payment of e sale procesds to the sclicitors for the Owners, in accerdance
with the listing agresmant that to be entered into by the Cwhners and Goodman in the svent
that each of the Ownere slgne an individual purchase and sale agresment far his or her
Strata Let with the purchaser of all of tha Strata Iots,

P el
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The term of fhiz Agreement and the authetity arented 1o CGoodmar shall become efactve from
the deie of executlon of this Agresment and will remain sffective up to and insluding February 28,
2027 [the "Indtial Term™), and may be fidher extandod uson mutued agreetnent of the parties In
writing (together the Intial Tenn and any extensicna thereof shall ke the "Term®, Any axtansion
of the Initial Tarm will be on the aame fenns ang condiions contained in this Agresment, sxcepd
58 etherwise muluaty sgreed upen by the parties in witing, [ the Strala Corporation eniars into
an agreement for purchase snd sale of the Propesty {the '"PSAY during the Term, then this
Agreement shali avfomallesily te exiended untit either the closing ¢ate or the terminafion date of
the PSA. '

During tha Tern, Goodman shall communicata with the Administratar only on behalf of e Sliala
Corporation, and not the Strate Gounci andiar the Cyners, anless:

{3} the Adrelnistrator first approves amy such sormmunication inwriting; or
(b olherwise ditected by Court Order,

Goodman hereby releases the Administrator, or any amployes, ageni, or represeriative of the
Adrminlstrator, from any and all actions, causes of actions, confracts, covensnts, whether 2xpress
ar impled, claims and demands for damages, personal Infury, indemnity, costs, inlerest and loss
of every nature and kind, whatseever and nowsoaver arlslhg, whether sizlutory or othorwise,

which Goodrman may heretofore have bad, may dow have, of rmeay hereinafter have, in any way

" peleling oo arsing or resuliing from this Agreement

i WITHESS WHEREDQF, THE PARTIES HERETO HAVE EXECUTED THIS AGREEMENT DATED
THE 3th DAY OF JULY, 2020

GOODKAN COMMERCIAL INC,

Fer:

Authanbuce

A ks (oo BIADBZD

BriacED M PLT

I""TI }
Mark Gepdrmas, Principal

THE AMINERSE, STRATA PLAM VR 456

e
Par; W it
A

B i Fald
a"rﬁ{ Cembrey, Pf/ minisirator

At
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£ {f}mmis_sia ner for Taking Affidavits
Iy Lrltish Caltimbia

MHQ&II‘ J- Euﬂhanan
&
350-900 HC;VMJ':?E
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VANCOUvE RB.C, VBF;EEFF;I'I-Ai



Goodman;

Spruce Hfest
10BS Wask 13th Avenue, Vancouwer

Prepared for
The Owners, Strata Plan VR 455
Juehy 21, #4020

s
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PROPERYY

PROPERTY SUMMARY

Fegistered owner
Mame of building
Addyess

Legal description

PtD

Zoiing

Lol gize

Location

Year built
Staroys

et rentable area

Linity

Serita mlw®

Parking
Tawes [2020)

Aszessments (2020]

The Owners, Strata Plan YR 466
Spriree Wesi
T08% Wsst 13th Avohue, Vancoower

Airata Lots 1-8, District Lot B2, Strata Plan V. 486, together with an inlerasg

iA the commeon prapetty in proosedion @ the und entitferment of the strata lot
au showen on Foem 1.

Q3d-046-471, 0564-046-4840, 04-04HG-428,
B3a-048-501, FOL-345-510, A04-G46-578

RM-3 Muitipla Farmity Dwelling
98.93 » §2.61" {6,248 5F)

Fairviewr

1977

&

5,738 5%

&

Me, enits  Awvg. oF

One hedroam 1 0 B46 SF
Twer Baedraorm & L78 SF
Fotal s

& underground + 4 surface stalls

$12.408

Land - - -~ -7 T gmamEanp
Irmprovemenls Fabe, G
Tolal F290, B0

Sty by ko sizn based vn Tae Fegon amd Birae Man
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COMCLOSION

We started by gathering the factual details of your
property, then used them as a basis for the income
and comparable approaches to valuation, We took into
account your property’s location, building type and
condition, projected income and expenses, as well

as the current climate of high demand and scarcity of
similar product.

Sugpgssted value

$3,500. 000 -~ $4,500,000

Reopmunended list prica

$4,750,000

W






ta

VALBATION / RENTAL SCENARIO

PROJECTED RENT ROLL

1 : 131 2 hedroom - 11 3,005 agq 3.05

z T Yant g beaream L0 2 Rl e L e
a ag 3 badraom 2 tul 3,150 977 3.22

4 4 R bg{smﬂﬂ.i 7mj[ Pt B kR qamg e .-“EI-?? T Uz

<

Bix1 2 badroom 2 ful 3,260 Y 3.33
gv ot L UUBD A bedroam s dén D1 powdery TR -0 Ta00e T 0 eas. s

Total & suites $18,700 5738 2.2

¥ Measuremant taken frorm strata pkan.

E¥ Penihouse unil,

e
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VALUATION / RENTAL SCENARIO

PROJECTED INCOME AND EXPENSES
2020

1 Rant [estimated] 18,700 x 12 monihs $224.400
” Park.mg st $?51.- m'ﬂﬁﬁ,_x 10} .. T s STED x 2 tT1LJ;nif;t5 . . : :.3 Du{r

a faundry [in-suile)

5] Less vacancy at 5% (1,161

" Effective _g_rpsﬁ inl_r':g:_r'mé 5

7 insuranca {neomalized) PG per suitelanmum £,

B Licen.':‘-e. CoT e e Tl HRO0
g Taxes {2 aatual) 12,408
1) Repairs &maiﬁé&ﬁa}ma TR LR s Sran persuitefannﬁ;-n L -1?[}!}
11 Landscaping (2020 Ddgat) : 2B
12 Pesteontrot i ie a0 NI ATE A RO e 500 -
13  Firss safoty 12020 budget) 2 008
g Garbage 0 nER I R N T o persuitafanndin w7 e o 520
Ha Hydro (2828 budget] 1,200
15 .WaiEEﬂ'SE';P;T.B.I‘"t:?-bé'D budg&ti R ST e T 11450
17 Elevatot {2078 actal) 4,450

1% Carctakar . h R . ’ #60 per suite'month .ri,a?_ﬂ

i Totat eXpENIEs 137 BAAY

PR TIETN
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YRALUATION / CONDO

FAIRVIEW CONDO LISTINGS (JULY 2020}

207 888 ALDER STREET
201 1616 W 13TH AVENUE
8503 1633 W ETH AVERUE
fi04 2288 PINLE S1REET

106 1633 W 8TH AVENUE
802 2668 ASH STREET

071 2682 ALDER 5THEEY
#10 7BE W TTH AVENLHE

BOT taph W BTH AVENUE
§10% 1833 W 10TH AVENUE
724 1445 MARPOLE AVENUE
204 3133 CAMBIE STREET
1629°W TTH AVEMNLIE

TH1 2868 ASH STREET

SO0 1788 W 13TH AVENLUE
1802 2529 ASE 5TREET

B 1768 W 33TH AVENLUIE
500 1685 W 14TH AVENLIE

28
4k
26
27
20
a7
27
37
20
2h
g
iz
38
31
24
31
24

BE2.O7

$725.000 821

$859,000 1,010 800, 1

$5599,800 1,005 BEG.47
$1,088,000 1,128 9G4 54

$34%,900 1,138 83479
$1,138,000 1,217 935.09

$348,600 1,264 750,79
$1,145,000 1,307 B76.06
£1,64%,000 1,323 1245.55
52,162,000 1,604 1352.24
$1.609,000 1,697 100118
$1,359,088 1,659 800.4
£1,869,800 1,724 1101.87
%1,650,000 1,783 95,41
$2,708,000 1,504 1273.84
52,500,600 1,914 1306,17
$3,950,000 2,010 1965.17
$2,300,000 3,648 504,61
$30,267 488 28126 ORI $1076

W4
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YALUATION / CONDO

RECENT FAIRVIEW CONDO SALES

701 1445 MARPOLE AVENUE
312 1445 MARPOLE AVENUE
104 1445 MARPOLE AVENUE
420 1445 MARPOLE AVENLE
816 4445 MARPOLE AVENUE
314 1445 MARPOLE AVENUE
106 1445 BARPOLE AVENUIE
303 1333 W 7TH AVENUE
1004 1633 W BTH AVENUE
507 1686 W 13T AVENUE
502 1405 W 12TH AVENUE
215 1236 W 8TH AVENUE
1305 2668 ASH STRECT

607 O3 W 16TH AVENUE
804 1438 W 7 AVENUE

BOZ 1445 MARPOLE AVERUE
20/ 2201 PINE STREET

216 1245 MARPOLE AVENUE
106 503 W 16TH AVENUE
412 503 W 16TH AVENLUE
407 7288 PINE STREET

122 1845 MARPOLE AVENUE
105 2678 ASH STREET

407 708% ALDER SIREET
646 1445 MARPOLE AVENUE
B20 1268 Vi BROADWAY
503 1355 W BROADWAY AVENUE
309 1166 W 11TH AVENUE

PTG
12248208
10f17208

Bf22/2020
1200019
ARG
23020
BRZ020
126/2020
81652020
1012818
22020
5232018

Se2019
T H2014

22020

FARG

3P2L2020
§0/23/2015

FER0g
162010
BA0AHD
TEME2013
1141002018
B 2020
A 32020

3/8/2020

gl24/2ma

451,000
BAGE, 000
$470,000
£475,000
$475,000
BA472,.600
$445,000
$570,000
I675, 000G
£/04,300
5594, 000
FoE2, Go0
FE5 2000
$E40,000
E630,000
$595,000
$644,000
306,400
F5H0. GO
$6842,000
B2, 000
$647 500
FaLT 000
Fo00,000
Fr28,000
BTG,000
Fres, 000
F775,000

T
a0z
ik
B20
823
240
244
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VALUATION / CONDO

RECENT FAIRVIEW CONDO SALES

206 U2 W 18R AVENUE
102 885 W 7TH AVENUE
301 BEOO W 1T EAVENUE
204 2638 ASH STREET

FO5 ER3IT W ETH AVENUE
730 1268 W BROADWAY
AGG 518 W 14TH AVENLUIE
803 500 10TH AVENUE
G606 1355 W BRDADWAY
03 1676 W 13TH AVENLE
503 1633 W ETH AVENUE
811 00w 10TH AVENUE
505 603 W 16TH AVENUE
506 O3 W 18TH AWEMUE
1467 1590 W BTH AVENLIE
1171 5603 10TH AVENUE
T4 2288 PINE STREEY
1503 1596 W BTH AVENUE
203 2438 HEATHER STREET
08 2288 PINE STREET
708 2288 PINE STREET
203 2438 HEATHER STREET
A2 BOG W 16TH AVENUE
2003 3060 CAMBIE STREET
1203 2628 A5H STREEY
10101288 W BROADWAY
BOT 1614 W 13714 AVENUIE

847

14

12432058 050,500 33
322020 870,000 AT 21,018
IRRA /55,000 BhY EEE1
TN G200 720,000 263 FE34
11/24f20n8 780,000 867 F800)
4032020 RE00,000 B EB60
125200 $756,000 e Faas
a9/6/2018 798,000 FiB BE15
3f15/2020 $820,000 1.0 B2
H20/2019 $330,000 1,020 HET3
104132014 $925,000 1038 Lasiens
10262019 903,000 1045 FE64
32020 /540,000 1065 £704
22020 3775000 14085 $714
Bf1 272020 3 Q87 000 1,053 Fari
TGS Fr,000 1,005 £T12
FAENS 0000 132y Fodz
1142018 £1,380,008 1,343 1,207
BfAR20Z0 e, 000 1,345 £750
Bf29/2149 G, 00 1,163 5761
8/10/2020 31,287,000 1,208 51,075
Bf/020 §1.045,000 1,274 S861
13072019 865,000 1,232 ]
13132 S 580,000 1,272 B684
e $1,203,000 1,287 330
AHE020 $958,000 1,288 Era4
IAB2020 SEB,000 1312 367
/]
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VALULATEDR / CONDO

RECENT FAIRVIEW CCNDO SALES

S0 1616 WY 1ITH AVENUE
20 1633 W L0 TH AVENUE
1102 1599 8TH AVEMLIE
AY3 1707 W YTH AVENLUE
B0 B8 W 14TH AVENUE
BOT 1337 W 10HH AVENUE
G0 1337 W OI0TH AVENUE
RO 3055 CAMBIE 5TREET
£01 3055 CAMBIE STREEY
BOZ? 1633 W 10TH AVENUE
1003 1438 W 7TH AVENUE
7 7838 GIRCH STREET

PH 1406 W 12TH AVERIUE
A02 B1E W 14TH AVENUE

ENa2020
Bl 2020
10262030
9/5/2015
A2 S
9112015
114f2020
B20EN G
gr23fana
102013
42802020
BRE1A020
14820148
1162653

F723

494,000 1,312
$1.080.000 1,336 £/54
$1,600,000 1,348 $1,189
$1,245,000 1,418 281
§1,240,600 1,426 270
$1,420,000 1,405 4950
%1,460,000 1455 5977
$970,000 1,556 $522
$1,060,000 1,556 $651
$1,550,000 1,612 %1,024
1,700,200 1,889 5900
$1,685,000 1,822 5872
$1,900,000 2,104 3903
42,070,000 2,738 $/56
451,281,500 72261 7 gag

n

2%
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VALBATION / LAND

Y mas W o14th Ave , 577
Warioouwsr 0,34

*z 53'?4‘.|’|ne$l

AE T gE1T T 5426 RS m;g
L Manoouyss o

:"l 4‘0 EIEbLJFI'tEd HM-B aL
e e T e e AR FSR
2 10th Hop 13 $2,300, 00 4,260 4641 5373 HM—B Fairvigans - EIthII'I'IE
WANCOLNET 00 144 RMka-3 at 1.45 FSR

=W wies Wt a3 §7.980000 11000 $724 0 $a@9 Bhéd  Kitsiiano
WarcoUy e .25 145

£ 7a67 Main Dec19  B33/0000  5.B44 5557 $412  PMI3A Main- higner
Wancauwes 0.3 146 donsity through
Lo
“Maire - h[gher
':dﬁns'rty_-t_h
RS ol o
_'._'-_Mount P!eau :

b 4S5 R
- Mancouver.

*7 S0ET5th ¥ U019 g

* Solt oy Goodman Commerdial -0 T

Land Listings (RM-Zoned)

4 2995 Figather 2028 10000000 19500 £200 $552 R4 Fairviow
Wanoouves (R3] 1.5

14

i
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VALUGATIOMN /SELECTED LAND LISTINGS & SALES

2P APPROVEER RENTAL PROJEC SIX-S5TOHREY RENTAL SITE

17 Comeox Stroct, Vancouver Cornoy of Main & East 33rd, Vancouver
Asking: 54,500,000 Price TBA

inEl development potanyial 18,487 5F rnuli-family deveionment site

£ T 5 1 e
APRHTMENTWITH DEV. POTENTIAL MIXED-USE RENTAL DEVELOPMERNT SITE
4887 Main Strael, YVancouvor o A} Kingsway, Yanoo:iver
Sald $2,300,000 Sold §5,575, 060
Aprdmgnt with redevelopreoni polental Resoning nes peen approved to C0-1

WESTSIDE RENTAL SETE REGEVELOPMEMT SITE

14543 32nd Ave B 4750 Granville St, Vananiwer 324t Laat 1ath Avanue, Vencouver

Sotd $12,700,000 Sald §14,500,000

Mualts tarily develapmernt site. Toral ol area --38,000 5K Muiti-larmily redesmlnpment sile; 231" x 123 428,400 SF)

gt
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SHARE DISTRIBUTION

101

2[;-[.". .

am

an1.

501

B0 -

A S
S
L
R

Jzzo0n
e
173000
F 127000 -
140000

. .i..ﬁ‘? .. ..
.. !5‘.3%. . . .
P 1?I..2 ?{I .
_.._.::1?:.2'-. B .

$567,953

$601,852

Y gpnl el

. Bes0.794
s
_ B650.794

$671.958
| 5687,891
$pE7 R

(¥232,183

732,143

§932043

- §755,052
BITRA0

775,810

Total

B Ltz

5738

156000

1005,

$2.500,000

$4,000, 060

14

4,500,000



Goodman:

hMark Goodman

Parzonal Real Estate Corporation
Direct B0 754 4730

mark @ goodmanreport.com

Eynthia Jagger

Fersonat Beal Estate Corporatian
Dhrect 604 212 5018

cyhthia | goodmanrepor.com

gocdmanreport. com

Goodman Commersial Ine,
HED-2608 Granvilie Streat
YVanoouwar VEH 3v3

Cer el



This is Exkibit "€ referrad to in the atldavit
of Mark Goodman, affirmed hefore me on
tuned b, 2021

Yy —

it (ﬁm mlsslonet Tor Taking &Hidavits
in Aritish Columbia




ANNUAL GENERAL MEETING

STRATA PLAN VR 456 — SPRUCE WEST

DATE HELD: Monday, fuiy 13, 2020

LOCATION: Virtual viz Zoom

CALLTO QRDER: 7:00 PM

Owners in Attendance: Al 6 strata tot owners were present electronically which
under Ministeriat Order M 114 arc deemed to bo in person,

Guests: Cynihia lagger, Goodman Coramercial ne.

Alsa in Attendance:

Mark Goodman, Goodman Commercial Inc.

I Garth Cambrey, Court Appointed Administratar

1. CALLTC ORDER

The meeting was cailed to order by the Court Appointed Administrator, My, Garth
Camprey, at #:04 p.m.

Cynthia Jagger and Mark Guodman of Goodman Commerdial Inc. {Goodman) were
present at the heginning of the meeting to briefly discuss their marketing scheme
and answer questions owner might have. Some of the things discussed inciuded:

L ]

Goodman will be attending the building on July 15™ with nhotographer to
view and take photographs of the building and hepefully 2 suites for
marketing brochure - Dan Sonnenschein agreed tu provide access to the
bullding and offered his strata ot for photographs.,

Goadman t¢ pruvide an opinion on value using different approaches.
Moted the "wildcard” is the cost to repair the bidlding and supgested a
market appraizal be obtainad by the strata corparation,

A Hsting agreement has been stgned and Mr. Cambrey was requested 1o
provide a copy to alt awners. There was a question on the September 15,
2020 deadiine set out in the marketlng Reguest for Proposal (RFP). Mr
Camiwey advised the deadline was a listing goal in the RFP but clarified it
is hot a regulrement set out in the listlng sgree ment.

Goodman confirmed it has no relationship with any owner,

Signage will be placed on the property indicating the praperty is for sale,
Al showings witl be by appointrment and access to same or all suites may
e reguired.

CHscussion on current zoning.

It adwvance of the meeting, Mr. Cambirey pravided awners with a list of
items required by Goodrnan, such as z st of strata lots improvemnents and
chattels that are to be excluded from any purchase znd ssle agreement —
owners wili need io grevide this information 1o Mr. Cambray who wilk
pass it on to Goodman.

HILS
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WR 456 - Aarlal General Weeting Minutnos

Mionday, ludy 13, 2000
Page 2

Ms. lagger and Mr. Goodman were excused and left the meeting,

2. CERTIFICATION OF PROXIES

Prior to the commencement of the Meeting, it was determined that six (&)
votes were present tn person and zero {0) votes were present iy proxy for 3 total
vf six (6} votes.

3. DETER ATION OF GUORUM

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

4. ELECTION 3F PERSON TO CHAIR THE MEETING

Wir. Cambrey advised that he would chair the meeting as the sole representative of
the Strata Corgoration and Strata Counc| under the terms of the april 17, 2020
Court Crder,

5. PROQF OF NOTICE OF MEFTING

Owners were advised that Notice of the Annual Genegral Mesting was disttibuted in
accordance with the Bylaws and the 5trata Preperty Act,

It was MOVED AND SECONDED {201/301)
That Proof of Notice of the Meeting be accepted.

A poll vote was taken and the resolution to accept proof of notice of the meeting was
declarad
CARRIED UNANIMOUSLY
6. APPROVAL OF AGENDA

Howas MOVED AND SECONDED {5031/601)
That the Agenda distributed with the Notice of Meeting be approved as circufated.

A poil vote was taken and the resolution to approve the agenda was declared
CARRIED LINANIMICUSLY
7. APPROVWAIL OF THE PRE UTES

It was MOVED AND SECONDED [301/401) to adept the provious Special General Meeting
minutes of Octoher 22 and October 29, 2019 as distributed,

e
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WR 456 - Annsal Genaral Meeting Minutes
hWionday, huly 13, 2020
Page 3

There was discussion about possible outstanding involees due fo Clark Wilson for
legal services. The administrator advlsed no such fnvaices were brought ts his
attention, but that he would fellow up with Clark Wilsen if necessary,

A poll vote was taken and the resclution to approve the pravious minutes was
declared

LARRIED (3 votes in favour, 602 abstained)
]' h ] ) ]' AETL

g, %% Votc Resolution #1 - Special T,evy Refund

It was MOVED AND SECCNDED (301/20%)

WHEREAS:

At the special general meeting held October 22 and 29, 2013, The Owrers, Strata
Plan V¥R 456 ["Strata Corporation™} passed & ¥% vote to approve a $1,800.00 special
levy for the purpose of obiaining an updated opinion of probable cost for the
building envelope remediation from Read Jones Christoffersen ttd. {“RIC";

AMD WHEREAS
The Strata Corporatlon has collected the special lewy from afl owners but has not
taken, anet no longer wishes ta take, steps 1o obtain the updated opinion of probabie
cost from RIC:

BE IT THEREFGRE RESOLVETY:

By % vote of Strata Cotporation, that the §1,860 speciafl levy approved on Octoher
20, 2013 be refunded ta all strata |ats in proportion to unit entitlement and the %
vote approved October 29, 2089 be and is hereby rescinded. # special levies are
approved fater at this meetlng, the Stratz Corporation may deduct the refund
amaunt due {g each strata lot to reduce the amount of other approved special fevies.

There was discussion on whether the strata had paid money to RIC for updating the
opintion of probable cost,

A poll vote was taken and 3 Vote Resolution #2 was declared

CARRIED {5 votes in favour, 401 ahstained)

REPORT QT ADMINISTRATOR

Mir, Cambrey swners were advised of the strata corpaoration affairs by way of regular
ermnail updates and he had nething further to repors at this timo.

W

-t



WA 456 - Annual Gonessl Maating Minides
Wlandwy, Juky 13, 2020
Pape d

. REP

1t

N INSURANCE

Mr. Cambrey neted a sumimary of the insurance coverage carried by the Strata
Corporation was attached to the AGM Notice and that details leading up to the
tnsurance renewal onJune 1, 2020 were previously provided to all owners.

IFTTCATION RE!

Mr. Cambroy advised he was not aware of the adeption of any ruins being that
required ratification. There was no further discyssion,

12, APPROYAL OF BUDGRET

It was MOVED AND SECOMNDED {581 f601)

That the operating budget attached to the Motice of Meeting authorizing 529,957 in
income and expenditures, and the contingency reserve fund budget autherizing
£2,996 |n income be approved as circulated,

Or. Mok remarked that discussion at the information mesling held fune 3, 2020
tncluded discussion about “variances” on the part of the treasurer and questioned
what, if anything came from that discussion.

Mr Cambrey reported that following the information meeting he was made aware of
flre stopplng work being completed in the exit stairs {that is or was faliing out}
allegedly without proger approval. [t is also alleged that the work completod would
cost sbout 513,000 to remove, according to the Columbia Seal guotation abtained in
2015 for the fire stopping repair. Ban Sonnenschein commented thal Columitia Seal
was in contact with the City of Vancouver when preparing its guotation.

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

The matter of banking arrangements sugpested by Mr. Cambrey was briefly
discussed.

A polb vote wes taken and the budget was declared

CARRIED (5 votes in favour, 401 abstained)

#r. Cambrey advised the apgroved budget and sew strata fees are effective
August 1, 2620,

8

[N TEIN



YA 450 - Annwai General Mesting Minutos
Wlonday, Juky 13, 2020
Pape &

Financial Information for the Period Ending April 30, 2020
My, Cambrey referred owners to the financlai Information far the fiscal year ending

April 30, 2017 attached to the Notite of Meeting. He noted that approval of the
financial infarmtrtion is not required under the provisions of the Strato Property Act.,

There was no discussion.
T3 NEW BUSINUESNS

1. ¥ Vole Resolution #2 - Waiver of Depreciation Repart

It was MOVED AND SECONDED [501/601)
WHERLAS:
The (hwners, Strata Plan, VR 456, (“Strata Corporation™) wish to defer obtuining a
Dyepreciation Report as required under seotion 94 of the Strair Property Aet until the
conclusion of the Administrator’s appointment:
BEIT RESOLVEL:
By a % vote of the Strata Corporation that the requirement for the Sirata Corporslion
to obtain a Depreciation Report is waived,

A poil vote was taken on 3/4 Vote Resolution #2 and it was declared
CARRIED UNAMNIMOUSLY

b, ¥ Voie Resoluiion #3 — City Worle Order

bt was MOVED AND SECONDED (5¢1/501}

WHEREAS:

The City of Wancouver ("City"} has issued a work order {"City Wark Crder™) for The
Crwners, Strata Plan VR 456 {“Strata Corporatian”] to immediately repair the exit
sbales in its budlding: :

AND WHEREAS:

The Admlnistrator has obtained a proposal dated Jupe 16, 2020frorm Read jonas
Christoffersen Lid, ("RICT) to design and oversee the repairs necossary to satisfy the
Cily Werk Order for an estitmated fes of $8,000;

AMD WHEREAS:
The Administraror has, with the assistznee of RIC, estimated the cost of the exit swair
repaits, including RIC's fees, 1o be approxintately 550,000,
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BE IT RESCLVED

By 2 % Vote of the Strata Corperation, that 2 spocial levy in the aggresate amount of
Fifty Thousand Dollars {550,000} be assessed apainst Strata bots 1 through &
finclusive} for the purpose of paying RIC to design temporary shoring to eliminate the
life safety risk of the exit stairs, and oversee the temporary shoring waork and fire
stepping installation in accordance with its June 16, 2020 pronosat and the City Work
Order, Such special levy shalt be due immediately Dut may be paid, for convenicnce
purpeses only, in 4 equal installments due July 1, Aumust 1, Sept 1 and Cctober 1,
2020 in proportion with unit entitlement a5 set out in Schedute "A”, below,

SCHERUELE A"

THE OWNERS, STRATA PLAN VR 456 - Spruce YWesl
SPECIAL LEVY SCHEDULE

City Wark Crder
TOTAL SPECIAL ETVY $30 D000
TOTAL UNTT ENTITLEMENT 5,738
TOTAL SPECI;’&_L LEVY {BINIT ENTUFLENMENT Fa713as4
Equat
Installments due
TOTAL July 1, Auqust 1,
STEATA NIT SPECIAL September 1 &
LOT SUITE  ENTITLEMENT LEVY October 4, 2020
t 101 a84 SR5T442 2,143,681
2 0% 7T 8,513.42 2,128.36
3 oL 977 A.513.42 212836
4 401 Wy £.513.4% 2,128.36
) 50 i B.513.42 2,125.36
f 10| Hdf 137191 1.H42.98
TOTAL TOTAL 5,738 F50,000.0 1 212,500,035

#r. Carnbrey advized that he was oblpated fo have the worl ordered by the City
completed based on his discussions with the City inspector about the bife safety jssue
with the stairs as idenlified by RiC in s recent report. There was consideraple
discussion about Strata Corporaticn’s obligation ta complete the work ordered by the
City and comments that & different engineer with RIC had previously stated the exit
stairs were not a life safety [ssue.
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[t was then MOVED AMD SECONDED {401 £201.)

That 3 Yote Resolution #3 be amended to require egual instalrment payments on
August 1, September 1, October L and November 1, 2020,

A pail vote was taken on the amendment and it was declared
CARRIED UNANIMOUSLY

Faollowing discussion, a pall vale was taken on 3% Vote Resolution #3 as amended and
it was declared

CARRIED {5 votes in favour, 401 abstained)

C. 3% Yote Resolution #4 —~ RJC and Fairane Expensos

It was MOVED AND SECONDED {601 /301}

WHEREAS:

The Owners, Strata Plan YR 456 {“Strata Corporation”) has received invoice #317165
dated May 26, 2020 from Read Jones Christoffersen {"RICY) in the amount of 52,052.75
for an opinion on the structural integrity of the building’s exit stairs as requested by the
Admintstrator;

AND WHEREAS:

The Strata Corporation has received three repair estimates (2463, 2464, and 2465)
dated Movember B, 2019 from fairlane fire Protection Ltd. {"Fairdane) totaling
52,287,729 and wishes to proceed with the quoted repairs;

AMND WHEREAS:
The Strata Cotpuration does not have sufficient money in its operating or contingency
reserve funds to pay Tor the RIC invotce and guoted Fairlane repairs;

RE IT RESOLVED

By a ¥ vote of the Strata Corporation, that 2 snecial levy in the aggregate amount of
Four Thousand Five Hundred Dolfars {54,500} be assessed against Strata Lots 1 through
& {inctusive) for the purpose of paying RIC invaice #317368 and Faivlane repairs set out
in estimakes 2463, 2464 and 2465, Such special levy shalb be due immediately but may
he paid, for convenience purposes only, on luly 1, 2020 as set out in Schedule 87
Dafow.
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SCTNEBULE "B
THE OWNERS, STRATA PLAN VR 456 - Spruce Wesl
SPECIAL LEVY SCHEDULE
Farline Fire Protection and KO Expenses
TOTAL SPECIALTEVY $4,500.00
TOPAL UNIT ENTITLEMENT 5738
TOTAL SPRCIAL LEVY / UNIT ENTITLEMENT . 78425
- TOTAL
STRATA LINIT SPECIAL
Lot SUITE | ENTITLEMENT - LEVY &~
| It1 U84 11170
. 2nt 07 Tea.2E
3 k11]8 977 Tai,21
4 46G1 Ty Te6,21
5 301 or7 766.2)
] 601 244 063,47
TOTAL TOTAIL 5,73% §4.500.01

Following discussion, a poll vots was taken and % Vote Resolution #4 was declared

DEFEATED (3 votes in favaur, 103, 201 and 401 opposed)

g. 3 Voic Resolution 5 = Administratoy Fees and Dishursements

It was MOVED AND SECONDED {501/601)

WHEREAS:

The Owners, Strata Plan VR 456 ["Steata Corpoeration”] is required to pay Administyatar
fers and disbursements from its aperating or contingency reserve fund pursuant ta the
BC Supreme Court consent order dated April 17, 2028;

AMD WHEREAS:

The Strata Corporation has received invoice #1523 dated June 11, 2020 from the
Administrator in the amaunt of 54,885.00 and is not presently able to pay the inveice
duie to the current fund account batances and projocted exponses;

AMD WHEREAS:
The Strata Carporation wishes to raise funds to pay for Administrator invoices, including
invaice #1523 already received,
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BE IT RESCLVED

By a % vote of the Strata Corporation, that a special levy in the aggregate amount of
Twenty-0ne Thousand Dollars ($21,000) be assessed against Strata bots 1 through &
finciusive} for the purpose of increasing the contingency reserve fund and to pay the
Administrabor’s invoftes, Such special Levy shall be due immediately but may be paid,
for convenience purposes ondy, In 3 equal installments on fuly 1, August i, and
September 1, 2020 as set out in Schedute *C7 below.

SCIEDULE "C"
THE OWNERS, STRATA PLAN VR 456 - Spruce West

SPECIAL LEYY SCHEDULL
Admimsteator Fees & Dishursemnents

TOTAL SPRCIAL EEVY L 000,00
TOTAL UNIT ENTITLEMENT 5738
TOTAL SPRECTAL LEVY [ UNIT ENTITLEMENT Faaaed

- i = ™

TOTAL | Equal installments dua July 1,

STRATA UNIT SPECIAL | August 1, and September 1,
LOT  SUITE  ENTITLEMENT  LEVY | 2020
1 101 984 53,601.25 $1,200.42
3 01 577 3,575.64 1,191 88
3 101 977 3,575.64 1,191 8%
4 404 577 3,575.64 1,191.8%
5 561 o7y 3,575 64 ,191.88
6 601 146 3,096.20) 1,032.07
TOTAL TOTAL 5738 $21,000,01 | $7,000.91

Michelle Bergeron Mok requested clarification on a recent luly 8, 2020 invoice from
Lesperance Mendes forming part of Mr. Cambrey's invoice for June 2020 services, Mr.
Cambrey advised he would obtain further details from Paul Mendes.

Or. Mok raised the possibifity of the strata corporation retaining legal counsel, Mr
tambrey advised that Paul Mendes, aithough retained by Mr. Cambrey, is effectively
acting for the strata corporation because Mr, Cambrey, as Administrator, must act in
the hest interests of the strata corporatlon. He also stated that in the case of 2 dispute
hetween Mr. Cambrey and the strata corporation, Mr. Mandes would rot be able o
assist 1he strata corporation.

Mr. Cambrey advised that if the strata corperation wanted to retain separate fegal
rounsel, e would provide assistandie,
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it was then MOVED ANE SECONDED {6D5/30%)

That #% Vote Resolution #5 be amended to requlne egual instabment oaymonts on
Auplst 1, September 1, and October 1, 2020, '

A podl vote was taken on the amendment and it was declared
CARRIED LUMNAMNIRMOLISLY
Following discussion, & polt vote was taken on 3 Vote Resolution #5 as amended and it
wias dectared

CARRIED [5 votes in favaur, 401 abstainad)

e. X Vote Resalution #6 — Market Appraisal

¥ Vole Resclution #6 proposing a special levy Tar the purpose of obtalning a market
appraisat on the property was moved by 601, Given the motion was not seconded, %
Wole Resulution #& was not discussed,

14. ADJOURNMENT

There being ne further business cwners were thanked for their attendance and the
meeting was terminated at 940 pim,
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It 3hils lssue of the Goodman Report, we enswer somo
of the many guestions you've asked ug abow the rental
apartmeni indusiry 1edaly, You'll see why we balieva
rental & e most steadfast ascet class for real-astate
investorsin the “new normal® environment.

Cespite the pandermic, owr market has been busior
than usual foy tha sewmmar, We'va Dean  inundatedf
with proposals and have a multitude of active listings
andi panding salas. This signals a busy falb soming up
fur transactions.

[v our zades activity sinee COVID-A9 hit B.C., we're not
seeing changes i price so Tar, bot we've made changes
ir feow we work with buyers and sellers, incieding our
procoss for touring buildings,

Here's ane wikd thing we've heard and we'd like you aft
to watch out for i, Three clients hawe lold us recankby
that they ve experienced theft or fraud by their property
caretakers or managers, Once we started discussing it, we

ety e s e e Deme o AR L A R LR T LD T e L I T Y e T L T st e L e e e e e e

Rivarpert Flats
14040 B 140E8 Aive rpott Way, Qigunond

Mixed-use high-rise site
A0E3G-Ga 12T B, & 123R0-HE 1034 Ava, Sumey

reafized everyone’s got a stery. It seems maore prevalent
than one woulid gvpect, In this roport, we flE you in an
whal we've teprd.

" n ithe financial side, the Proviecs of B.C. hag nade

various  announcemenis  inchrding nmew  repaymont
plans for tenants in rent arrears. In this repart, wa'fd
tell you rmore, Pl some wery Jow new maortgage
funtes Ukl came in J-year at 1.3% and 10-year at 1.7%,
hath CMHC-insured,

Now before we launch in, we're excited 1o tell you about
tha pew art we're displeying in large formet st Goodmer
Commercial. &5 strong supparters ofthe visuat ars, we'ra
honewred b collect these special works by internationidly
renowned  American phodogrepher Jetfrey  Milstein.
These Images of ports and gofdon waters inspire us with
their vitality and emotive power, We hope you'll enjoy
sesing them in this issue of the Soodman Report, just as
wie Enfoy seaing fhem gs they hang in our office,
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Nayfiower Place

2 side-hy side walerfrunl Bparimest buildings
136 wnits Gurrny Gity Tontre

Asching $50,295, 004

Pevelopment sita
hidht--&(6 Farles St Vancouvor

Spruce West

1.16-arre hinh-density devaingrneant site

Asking 533,800,000

10RY Wast 13th farerue, Vanooawer

Curror of Wosl 4th fva & Stephons 51

Gi-guite malkad-use buibding in tha haart of
Kitgilana, ©-2 2oread corimer los.

Call for piice

B Rl

645 East 44th Avenue
VAR Couvar

Bi lus-to lottor in placs -G8 sleata wplls propozed
Morguay Village noigihourtocd

Call Tor parlcn

r The Goodman Bepart; 2020 Mid-Yedr Review

B-umit conerita apartnart mid-tisc
Central Fairvisw ocation

Asking 4,750,000

226,000 per unit
Asking 85 250,000
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You asked, we answered: The cutlook for this asset class in Mefro Vancouver

Arldet the giobal gandemic, Goodman Commarcial Ing, sold 3 West End eoncrete rental tower for $52 million, During this
same period, Metrn Yancauver's multifamily sales velume within the flret quartar of 2020 increasad 903 per cent from the
gamae poriod o year eartfer, This is compeling evidonges that the regions meltitamily sector raraing the best bot far real-

estate investors, ragerd|ess of currem sconemlc conditicns,

: } hear cap rates are inereasing. 15 this frge?

A Cap rates reflect risk: the higher the risk, thea highar the
cap rata.ThIa Ts why rates for Metro Vanoouvar apartmant
hufidings have stayed consistently low over ihe iast 16
vears; 1ha musat chass Is yury stable, A modest ingrease
in cap ratos occured bewween 2018 snd 2019 hecause of
rmassive qovermfent Inletmvantion; licvrerar, ey ramain
Iowy, areund A per cant in Yancouwver, [¥'s premature o
forecast amy bonn-temn adwverse fmpact of 1he pandemic,
and in fac! we ramaln cotirmstic. Gue recent trades have
demonstrated the same pricing we forecast meonths ago
foor beth fand and spadment haildlings,

4 The Goodrman Report; 2020 Mid-Year Rovinw

Q:\What happened in.'ti.'le 2003 recession to this asset classy
What can this tellus about cconomis tondltions taday?

& Muoltifanthy saw the strongest rocovery samong all
commercial roal-estate sacters following the 2008 giobal
Timanginl efisis, azross Nerh Americe, insiuding Canada,
The total dollay valume Tor uliffemily asset transactions
wins 12 per eent higher yearovaryear, Ax the Gobdrman
Repod raported at the time, the average poesuite price
Tar & Melro Vancouver apartment building was up 3 par
cant from 20065 1o 2060, |h sumimer 2009, a5 an sxample,
sparment buildings in Kitsilane sold for an average of
316,728 “par daoy” 23 per eent Aigher than & yaar earlier,
Following a period of lower ansaclion volume in OF
end 13 2920, we anticipate a similar incroasing irend in
transactions moving teward the end of this year.
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Or What hag the nron-payment rate been for apastment
buitdings, from your discussions with landiords?

A In Agril, according Lo an exchrdive survey of landlerds
conduclad by Goodman Commersial Inc., many owners

of large-scale properties repurted that 95 Lo 57 per cent of

pletrn Vanoouavor tonams paid their rent in Jutl. Tovo major
landlords with thousands of units in A.C. reponad 1o us
that fewsr than 4§ por cant of their tenants faited to pay
the {ufl rurt again in 8ay, This confrasis with the rest of
the commercial seclor, where sboot 20 per cend of retail
tenanis and 14 gor cont of office tanants and those leasing
industrial space had {eiled to pay tha Ul rent since tha
pandemin hegan.

Though rental housing providers have allocated meny
TEEOUrERs o ensuring that payments are rmede and that
heed|dings are operating sinoothly, profassionally managed
buildings should have few problems attracting and
retaining good tenants, of whom there are marny,

0 § hear that vacaney rates arp up and that rents are
declintng. Thouyghts?

A lnthe shorkterm, rental vacancies will fkely inoresss This
is understandable during a panden:ds, given the inabilfy
to Rnow suites, some fproed moves and doubling up dus
to job besses, and & reduction in the mambear of student
remtals dur to school closares and traved bans. There's also
dhGemainty over government pokcies and procedurss,
But this all surggesis a short-ierm situgtion, slmilar o how
we camc out of the glubal Fhancial dowrturn 2 decade
ago. Despite tha poardermic, our feternal surveys show
irnpressive stability in the local rental market. While some
tanedlords are exparencing challerges, wost are optimistie,
racving tonaard as the coonory slowly opens up.

Qur toke: There are still simply not encugn Tentals
for our growing  population over the loswger toroe
Wacaney rates will remain low, and rental rates will
correspondingly incraase,

{1 15 new canstraction fov reatal going to decline?
8oz, |t wes already on the decline, and we Fear it wiil fall

further in rtany araas, despite demsed and the fack of new
rental options, This 1% due to the Byzaniine regulations,
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Fodeasts, webinars and ep-gds; Oh my!
Chech out some of the mediz we've afong lately, We taby about tha rantai merket, affordable housing,
e impaet of COVID-13 an real sstaly &nd more: wwsToodme reepot.eoom i gdkot insights)

fees and planning processes that for decades have kept
misn market rentats from being delivered i the numbpers
requeired, It now takes an aversge of seven years for a
Vancouver purpose-bully rental project to move from
permit aoplication tn_cnnstrumidn, acoording to the Urban
Developmant fnetitule, Given the cument envirofimant, we
don't expect any suddon improvement 9 thet scenario.

Q: What impact will the refinzneing of CMHC-insurad
morigages far rantal properties heve?

A CMIAC s the only provider of morgage :nsurance for
muitifarily (Hve units or mors) apartment buildings
in Canada. Generatly, the agency has been a positive
influence, Anncunced on May 28, this change limits the
exisling aquily Like-cul to spending on rental Aouzing,
Mew purpose built roptal housing constroetion is exemnpt,
howaver, In el other cases. eqguity take-outs can be
aged Far blying another rental property, meking capita
improvemenis o 8n existing retal propery, providing
funds for eopstruction of a remtal property or repaying
exizting debt.

We anticipate that this change w¥ have & mingr effect
on mast multifamily lendlords, many of whom lake
adlvantags of the vary low morigage rates afforded by
CMBC insurance. kowevar, CRMAC i in corsuliation with
the nusltifamily tndiestny, and rmore madifications may ba
[ertheaming as datails arg slim oat this time, We'll repot on
any rmeaningfel information as it becomes availsbie,

00 What's  yaur
muftifamily markes?

aullopk fur Metta Vancouver's

A Sales woluma of multifamily apartment buildings in
fletro Vancouver incressed 9038 por cont in the Ffrst
auaitor of 2020 to 3623 millon, whan compared with
01 ot 2019, as reporscd by tho Reoab Estate Board of
Greater Vaneouwver, This veas the greatest increase af any
wnrmardial real-estate seetorwithin the equivalent period.
Various factors - high imemigration, an increase in young
{ech wearkars, a demuographic move towsrds downsizing,
the continued financial Barrfars to home ownership, low
interest rates, a deslre to meove cash inte hard assets, and
tha slow defivery of new rental supply — will continue to
ki Metro Vanoouwver mudifemily invostment the best bet
for imvestors in 2020 and beyvond,
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For civic |eaders there's a rairte through the housing crisis, but it requires more
innpvative thinking and a reversal of tired policies

COMIE-19 has exposed Metro Yancouver's municipalities
1o intense financiel pressure, as Glvic facllties have
shagl down and tax rovanues have declinod, The City of
YWancouver htas profacied & $187-millien loss for 2020,
Coguitiam says itz opersting deficit could reach 585
milltan 168 yearn Burrey forecasts a4 budget shoetfall of
up o §42 miflien, Many olhar musicipalities are in the
same boat,

Al the zame time, the rentzl heusing shortege is stark.
The pandemic temporacly  deeailed & recoverinbg
housing maiket, with safles down 50 per cent in Apri
froem a yoar earlier, Since thal iime, transaction voalumes
have increased significantly; Sune and Jufy have tarad
exceplionally well as people jump back into the bouging
marked, with duly being the strongast foval of sales in 3
yaars as reported by the Graator Vaneouver Aeal Estate
Board. Frum our discessions with induatry alakehollers,
the saffacts of COVID frem a financlal perspective
have been harder folt by those at the lower end of the
income braclets. The simple tristh i3 that many tenants
wha would have bacome homeowners have remained
and, will remain renting for some trme Lo some a5 e
BREQNOIMTY FECOVErS,

For civie leaders, there's a route throwsgn Ehis arisis, but
I tequires more innovative thinking aad a roversal of
tired policies,

G The Goodman Rapart: 2020 Jid-Year Review

Thrao yogrs ago, when Metre Vancoover was seeing a
spike in home prices, three tices of government intruded
into the rmarke? with rﬁyﬂad policies to weakenn Jemand,
These included the world's highogt fereign home boyar
taw, the mostgage siress lest, an mefoosed property
transfer tax on highor-vakeo properlles, rental-ondy
2nntngg usad 10 deven<omne Germand in some manicipalisies,
pnd the addition of schoal and spaculation taxos gn
dervalgprment land,

Thy intarventlons fempararily chikbed housing sales, hut
they've targely failed in their guost to address the housing
shortage or mael & reasonable person's definfion of
afferdabitity, In Juene 2020, Metro Vangouysr heme prices
were #t a composite benchmark of $1.028 million: 2.7 per
cant Ragher than in Juns 2007 The rental vacancy rale
remaing at arpund 1 per cont, rontal rates have increased,
antd — moel troukblingly — new rentai construction has
falten, According to CMHC, in Aptll anly 257 new rentz
units started consfruection in the Metro region, down
from 775 in the same maonth lagt yoeer, Only 372 rental
eparkmenta heve started in the City of Vencouver sa far
in 2020, down from 554 at the same limeg last year. And
rentaf starts coukd fall furthes,

In & spacial housing report raleasad May 77 in teaction to
the pendernic, ChYHC's CEO Bob Dugan forccast that B.L,
heusing starts could Tall upto 590 per cent this year and that
housing sales would gecline 31 por conl, ecenpared 1o &
waar ago. 1 his could franslate into both lower supply #nd
Figher domand fur rentat unils aeross Metrn Yancouver,

Beravse of the pandemic's impact on incosnes, some
teoanly may ritreat frosn the rental market in the short
term {doubling cp or mowing back in with Tamilyl, but
they’ll eventualby make it back into the rental poo, Tha
Vancowsr Colder ropoeriad July 2490, 2020, 1hat “at lesst
1.5 millien Cenadiams have moved back i with Lheir
parents, acearding o a naticnal servey by Findeseom.™
First-time buyers have traditionally made up 81 per cent
of hemebuyers, but that fell to less than 47 per cant in
A079, aeandlng 10 the Cansdian Real Extate Aszociation.
Mow an even largor number of potential first-ime bBuyers
will ramsin ranters this yaur. Thie s especiaily trus i
Vancouvar, which has Canada’s highest housing tosts,
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Tha onhly sctution to higher rental dermand is guickly
te tncresse the supply and availabilily of additieoal
housing aptions.

It's time for palicy to test-track the planning, approval
srd conatruction of rentst units across Metro Vancouwern
Runicipalities need o amend axisting processes to gel
rmare rentals huoikt faster.

But trowd

The City of Meorth Wascouver provides some clues,
With # population of fewer than B0,000, Morth Van
gooolinted for 20 per cent of alf the restal housing starts
i Metro Vanecouver through the firgt four menths of this
year, Furthermeore, the mafority of its 548 new rontad
apartmants started ave wimed ol moderate incomes, 1o
craate incentives for rental, tha City provides & density
bonus for Tental housing projecls, Waives cofmUnaty
amanity contributions  for purpose-huilt rentals and
reduces parking reguircments, Vanocowver and  other
municipatitias have simitar incantivas but see tewer rental
starts pe? capita. Clearly, more cculd be dane, and i slaris
with s1ash|‘.ng throiegh the civic hureaueracy suvrounding
the defivary of units.

Some ideas {0 Inceeass the number of rantal projects in
Vancouver's pipeling:

42

fYenoouver |

1. Eliminate engairy required foy rezoning

Wiz endorse Mayor Xennedy Stewart’s recommendation of
Mgy 10, 2920 {0 elirminate the need fer a rensal daveloper
to submit'an enguiry o the City before fifing 2 rezoning
sppllcatlon, The reegalng Bnquicny tsnt mandated by eithar
fheVaneotvar Chartgr or the Sity's zonmyg and davelopment
oylaw., Eiroduced five years sgo 10 streamdine the
protess, this stap now oftan involves hunifreds of pages
of corespendenca and takes a yoar ar maore to gampiete,
rental developers say.

2_Eliminate public hearings for contorming rental prapacts

Vancouvar and gthar cities shoubd afiminate publle hearings
guring rezoning applications for sentab projects that

-Alrerdy conform to locef area plans and ity poiicies, Even

if a davolopmert checks all the bowes, it can Le dulaysd
for months andior iruncsted in size during public hearings
that gan be deminatad by “nof-in-rmy-hacdogard” spaakers.
Wetve scen this play out before, and we'll spe it again,

A racont repatt by Altus @roop shows that keary Lhree-
quariers of Vancouwver rental developrmant applications
subinstted In 2077 ware st being studied as of the end
ot Mg
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Geo-Ann Apartnents Hawthomao st Timbar Court
26 M) Ll brary Lares, Dletrlut of faorh Yancorver

310 East 13th Avenue, Vahoouaver

2B suMem 1 Mournt Plessant
Cormar lat only ane ileck oas) of ain

Asking F10 800, 000 Call for price

i h T e e e am e m e et miartteee e e e eimeieeimee oo meimemsjeeegee seesemeineie mee mgeeeeies

Brand now ruxury aparitmen bullding
75 suiles incthe heart of Lynn Vallay

Six-storey rental site
Coner of Malt: & Easl 35rd, Vencouwer

18,447 5F multi-family devaloprreent sie
Platss suirnitled - G5 units proposed

Cal for prica

3, Brirg on incentives, wcfuding G5T waiver

Incontives go o Jung way gnd may neod to incraase, givarn
the new normal. Savings on fess - both monicipal and
ragional - waukd ald in making projeas feaslble, & GST
waiver wostld ba tho singie most signiticant way to got
mnks rental kousing bullt on A national basis.

£, End moratariom an demroifdons of older rentals

Wie continue io advocate for an end to ithe moratorian
on the demuolition of older rental stock, This moratofum
is still in place in Vancowver snd same other furisdictions
aftar more than & decado. The majority of the Metro
Yancolwar rantal stock ig more then BO years ald and in
dive need of vpgredes, Allowing its replacement would
encourtage worstrgction of onoderm, more sustainabte
projects with fncreased rentsl unite; for instancs, ones
magde from siesiaineble B.C. wead, which are now aflowaed
for1 structutes up to 12 storeys.

Propesty management: |5 crime on the rise?

Recantly, threes difforent ciients nave told us thay'va
axpretiencad theft or frowd Jrom property careiokers or
IMANALErs, iN S0MR cisas, going undetected for years,

Gome examples woe've haard:

=« Pockoilty cash payenente made for parktng whlle
talling tm owiner that there was no charge far stadks.

= Having tenants move in and pay the manogar in
nush far tha first few months, whiis 1alllng tanants
that Lhe o doesn't heve direct deposil setup yal
and teiling Iha owner thas tho saite izn' rented yet.

i The Goeodrman Repart; 3020 Mid-vear Review
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Matro Wanoouver nesds to build a1 leaat 30,0680 new rental
units over the mext two yoars o balance supply with
demand, ascurding to ZME data from GWE Reaity Advisors,
Stadting even half of thece unils would put us at l=ast
somewhai on the way to 5 future with new rentals inszead
of aging lowsdensity buildings and basement suites.

Whilbe challenging us ali, COVID-1 cpens 8 doos to thing
again — to switch from the falled emphasts on reducing
demand te a fresh approach on increasing constmction
of naw restals. Many proefects that may have previously
penciiled could sit idle, especially in light of chenging
patamvetars ahd 4 lack of onstraclion cost reductions,
While the focus should be on fmproving the rental
nventory, any morgese in mulEamily housing will aid
tenants singe, iy many areas of Matro Vanoouyer, @ giarter
of condeminiums become rental units.

Even aridst COVED-19, there's a chante Lo ster Metio
Wanooever's rental housing woes significantly ag we muove
forward. \Who's wilfing to sten up?

+  Rent rellz shaw many vacant units, D wiven touring
the huilding, al suiies fufl,

= Ailling freud: Doubke-hilling for deaning: double-
Lithng for odd jobs; gestbrg two roofing companles
to bill for work complteted; sulamiténg racoipts for
supplies that are not on site, ete.

YWa're not gure how commaon thega irregularities ara, o
we wiouldn't necessarily go s far as to call tham trands.
That gaid, we're in very wnususl times, so please do ba
mirdtit of maonifasing your propestles, Additienalby,
Tbring a firoy 1o benchmark your oxpansos vs. ke market
can llluminate any irtagulariting whish can then be
Investgated further,
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Metro Vancouver transactions and doblar volume down; prices up

The numbers are [n. Tims o update
you on Matro Vancowwer's rultifamily
retarkes, comparing the first half of this
waar's sptas antivity with tho samo
piriod last 'g.r'ear.

As suspected, following an active
tirst guerter, tha nrwmber of owverel|
tramsaciions was down in the first half
ot 20240, dua in large part to being hit
with COVID-1E in March, One of the
challenges to selling huildings inn Lhe
second quartar involved the accoss
restrictions imposed upon the renlaf
industry  [which were necossary
at the parcdomic's cutsei), Thess
mstr'lt:tiﬂns-. have since hean |fied
We are now seaing @ positive change
in sanptimant in B.C and 8 resurgengs
in sales activily vs buyars and sallers
get hack to basiness.

At rmidhyear 2020, Maetro Vancouwvar
witnessed a 36% declineinthe number
of apartment buallding transsctians
as compared to 1ha fliret half of 203,
City of Yoncouver sales activity was
generally an par with the prier year,

however, il waz the suburbs which
experienced a signifrcant decling,
pulling the overail figures into the red,

Tosal dollar voiume ovaralt was only
dowen 7% as coimparad 1o ias] yeer
for sl of Metro Vancouver Bat in
looking at the City of Yaneouver and
ife subpurba separately —the city iteelf
actualy showed a large increaze
volurme up to $383 million — & 153%
incraase fram a yaar earfier, This ix
due to four major concreie high-rise
tramsactions, The suburhs, on the
other hand, declined 73% in terms of
total wvoluma, to 3108 million.

The average price per unit for Metro
Vangouwar  tercascd by 20 fo
$42 000, hut again, we must look at
ine city and the suburhs separataby
to understand the wends - the Chy
of Vanconuver was up 23%, while the
subliriy wary down 22% on aversge,
City neighbourhoods, especialby East
Yanoouver, sew dramalicinergases on
pversge prlea par anlt values wiich
is dua to one largo new construction

Matro ¥anceover reatal apartment cap rates
A E3-year piclore 20082020
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transaciion which shewed the average
considerably. A& further high-rise in
Kerrisdade featured infil petentisd
which also skewod price per anit
avereges upwards for the Wastside,
Addlitionally, we suspaat that the
suburbs  gxperiensad Br  owverali
dechine I value due to the low down
of proporties being purchased as
developmant sites, Municinal policy
shifts and provinclal 1axes darnog ey
land  acguisitions.  For example,
Burnaby  implamented  camplicated,
burdensome  rodeveiopment  policies
such g2 an aggressive tapant
relocation  pragram,  thragts of
wvacancy nantrol, cumbersome and
opaque  policy  changes as  well
a5 & raxoning application  frooza,
This resclted In rmajor declines in
sales ackivity.

YWihila the first alf of 2020 waxs a tale
of twi quartars, wa can safely say
that activity has picked up in July
and Ausgust this year, Based upon this
rasurgaage, we would anticipete an
upswing in sales by yoar end, with
values kolding steady.'

And, tinally, we are proud to say that
Goodman Commercial closed more
apartrment buildlivg transsctions in
Wetre Wencouwver {3 in total] than
any other sommarcisl real asiats
firm in the first six moaths of 2020%,
We conlinuwe to be gratefal for the
opparionity {0 aasist our clients
through the sales process ond 1o ot
our avir Increasing knowledge nd
experience to work for this complex
and armasilng industry, Please faal
free to cal Mark er Cynthiz to
cdizclze further

* fiased wnan Healmet sowven fanuary 1, 2098 o Juno 3%,
202D Teor ajrarrhn alilkiings: walae in Metra Vansoweor
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Building

Vancouver 13 -G%
Suibrtarks 10 24 -LE%
27 4z -BEYL

ai16¢

Vancouver T2 ) 304 . +T38%

Suburhs 388 1,331 -BE%
1,108 1435 23%

Dollarvelime e s B S 0B, L e e B 09 [ B % chiinge

Vancouver $383,390,000 $131,005,125 +193%

Suburbs " $106,470,000 $397.543,400 3%
$489,860,000 $528,568,525 7%

531,011

4919

Vancouver 421 00

Suburbs 270,829 551,497 -22%
4442112 968,340 +20%

Buiiding transactions Average price

Yancouwer

Eastside 4 8 FRA6,550 £392, 802 +3%,
Ketrizdale 1 & 464,598 TS [
Kitsilano 1 3 420,000 $52E,6871 -2 %
South Geanville z 2 $470,370 $521,995 109
Marpole EH & H205,000 L346,639 «12%
West Ecd a ) Td474,966 ML M
Subeerbs

Burnzhy 1 B $E£00,000 $545,003 -
Mew Wesiminster 2 5 5268 577 $214,840 +25%
Marth Wencouver 1 7 $373.000 $588 1G3 e
Surrey 1 3 4£18B,8E9 SRR, £30 +2%,

W The Goadenan Beport: 2020 Mid-vear Review
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Vancouver |Easteide) Barnaby
v 4e87 Main BLiDs Cha Tt gsain0ne . - L EnD G40 Marlbnrnaph due (52, 115)
B4 E fth Awe 1 A200, 000 3H1.ME
1037 E Btk Avp 26 500,000 2HE, 46X Coquitiam
333 E 1M Ave (ST, HE, 515 M0 20% 120,000,000 hid, 059 1%¥78 Mipeline Boad G5
247 5135, 060,000 FTEr)
Eamgbey
Vancauver (Korrisdalo} 2B Egstlasgh Craz (1H, CS]
RARR Balssrn 51 kK, 13 B? 70000000 %B04,503
Mapla Ridge
Vancouver (Kitsilaned 24R2 Dawcney Trunk Hi
PTG Gl A 1 $4.300000 120 (61 213E8 River Rd
22328 51, Anpz o (N
Vancouver (South Granvile]
TATEEM IR Awe U L R9600a00 - $4en,e68
* 1BSE W T B ST e s st ann T HRG, oD Mew Wastminstar
B4 325400000 3476370 TRTE Auh S T
08 Agnas 51 NC, HR|
Yancouver (Marpole)
K15 Clsbar 54 an K9 E0000 £305_000
Morth Vancouver
Vancouwor {West End) FERW AR Ave L T LT
879 Filford Speok ' 25 E158, k00,000
* 1375 Paaitic 5t oo pandoge
' 1122 Burnaby 5t T Y Surroy
155% Harwoad 5t (HHA] 76, PO, 600 IHAR1 King Georgs Bhd 13U}
TP SBE0000 . TR,
* 120 Nolsen 51 (1R ' 'E?,{iﬁﬁ.@ .: Sy
1371 Harweesd 51 3H] kT 16,940,003
1537 Burnaiy 5145170 24 11,400,000 A5 00
793 158, 548 00 5473966
* Bl by The Goooiman Tegen -
The zala informetion previdsd iF a 1. Suite mix IHRY
gunoral gUide Grdy, The e BYe o UMEm0LE %, RenvEF i)
wariahkes 10 be sonsidered suc s 3. Rent leaseable prea iTH:
4. Bullglrgs” age aisd cordliEon 15TI
5 Lovation k]|
§i. Frama or highrise IESTY
T B ws, non.strasy 1P|
d. Lusd value [duvelopront sile)| 1)
2. Sjracisl linsncing (1AL
fonh
IREI

Righrisa

Miairisr
Tomwnhoyse
Strate
Davelopment ena
Criimatgd prica
Slsra purchasn

M et corslradisn
Tl ti-Lie

Co-op

Ranming howse

QoodM ARy BRa . oHm

=0 %15, QU0 00 500,000
35 %13.000.000 £371,420
14 $E.000O00 S42LE71
e 5,460,000 181,607
k] 1,480,000 FA N (e
3,000,000 164, B 7
ET7,TL000 173800
CUURFOUUSES0LOOE - CRans4n7
150 42,2400 Ok 2E 000
T 54750000 $2RE,927
WOC $37I0A00 0. Y9000
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Goodman
report:

Mok Goodman

Paronal Resl £xiate Corporation
Direct S04 714 4780

mark® goadm atreo it o

Cynthla Janger

tursonal Resd Estate Carporetion
Ditact 604 317 X138
oynthlzEgoodmenrepost.com

Boocdman Commarzial Inc.
HEG—#E0E Granvilfa St
Waneuvwer, BGYEH 33

whrad. gaodmidkeporl.cony
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This ts Exhibit "E” refervad to In the affidavit

of Mark Gocdman, affirmed before e on

tune 'Yy, 2021 _
e S

& Coynrniissioner for Taking Affidawvits
Irs Britssts Columbia

Megan 1. Buechanan
Lawyor
550-000 HOWE STRERT
VANCOUVER B.C, vis7 24
TEL: (604} 685-3587
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Goodman: UNDER CONTRACT

Spruce West

1089 West 13th Avenue, Vancouver
$4,750,000

Propory type Units

Price

L4, 750,00 Concrete mid-rise 6

Storeys Mt rentable area Year buikt

& 5,738 5F 1977

Lot size Zoning Frice per unit
99.9% x 62.51 (6,246 RM-3 791,667

5F)

Parking Price per SF

B underground + saxy

surface

Location
|
I
g
: ]
. Y12t b
: N SR :
b _’j [ DA
.l.'.l]dr}..up_
jlal"'"mh;." : I T L P
¥ - M dale SA021

TUES West 13th Avenue
Wanoouwver

Contact

Mark Goodman

Parsonal Real Estate
Corporation

rark @ goadmanrepot.com
1504} 714 4730

Cynthia Jagger
Personal Real Estate
Corporation

cynthia @goodmanrepart.eom
1A 912 9018

Goodman Cammercial Inc.
BED-2G0E Granyille 51
Vancouwver, BC WEH 3v3
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Spruce West is a S-unit, G-storey conerete multi-family strata building
tncated in Vancouvear's popular Fairview neighborhiood. Built in 1377
on a 6,280 SF corner {ot, the building comprises ane largs unit per
floor {avg. 956 SF) sach with 1 full bathroom and 1 powder room.
Sther building features include balconiss, storage {6 lockers),
elevatar services, 6 underground parking stalls and surface parking.
The top Tloor ¢nit #lse features a large patfo roof top deck with
panoramic vicws of the North Shore Mountains, False Creek and
Vancauvear's urban {andscape,

This ts a court-ordered strats wind-up sale. The 6 strata lots ara
owned by & separate owners (2 strata lots are owned by the same
ownerk. Four strata lots are owner-oceupied; 1is rented out and 11s
vacant.

Spruce \West 1s situated 1n the Broadway Corridor Plan Gtudy Ares,
only 485 metres within the future Fairview-Y5H SkyTrain Station. The
City has undertaken a two-year plabning grograrm in arder to devise
a new Area Plan anticipated for Council's consideration in late 2020,
The plan will focus on epportunities to integrate development
around the Millenniym Line Broadway Extansion among other key
goals.
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Deferred Maintenance

In March 2018, the strata corporation obtained a building envelope
condition assessment from a local enginearing firm that determined
buitding envelope repairs estimated to cost $1,110,000 wers required.
A second opinion report was chitained by another local engingering
firm in Becember 2018 that suggested the huilding snvelope repairs
could be done in 3 phases aver a number of years at a tolgl
estimated cost of $1,680,525. No building anvelope repairs have
tieen completed thus farn |t is reported there are ongoing active water
ingress issues,

In June 2019, the City of Vancouver issued g Work Order requiring
structural improvements and fire stapping to the 2 stairways in the
huitding —no work has been done to resalve this issue. With the
City's knowtpdge, an engineering firm was retained o provide an
opinion on the condition of the stalrways, Based on the engineer’s
aginion that the stalrways are an immaodiate Hife safety issue, steps
are being taken 1o install shoring in the stairways to eliminate the life
safety issue along with fire stopping work 0 be compleled as welh

Value-Add Options

1. Perform & renovation as required and hald az g §-unit mid-rise
Fent building:

2. Repovate the building and sell off the condo units individually;

2. Damolish the budilding and redevelon as a condo or rental
project.

51
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Location

Spruce West is located in Mancouvar's Fairviow neighbourhood,
situwated in @ walker's paradise just 4 blocks west of Granville Stroet
on the on northeast corner of Spruce St and W 13W Ave. West
Broadway and Waest 12th Avenue form the major east-west traffic
arteries across the city (direct bus access to UBC) while Granville
Street is the major nearby north-south traffic corridor which provide
access 10 and from the downtown core and South Richmend (YVER).

Public transportation and shopping is available in the immediate area
just steps away along Granville Street and West Broadway. South
Gramville's prime retait earridor is one of Vancouver's trendiest
shopping destinations and offers tehants Sasy 460ESS 10 RUMSTOUS
arnenities, art gallaries, coffee shops, restaurants, banks and theairs,
1o name a few,

Legal Description

Strate Lots T - 6, District Lot 526, Strata Plan VR. 458, together with
an interest in the commoen property in propoion to the unit
ertitlement of the strata kot as shown on Ferm 1.

52



53
Suite mix

Mo. units . Awerage size
One bedroom + | 1 . B4BSF
den '
Two hecdroom 5 | 9I8SF
Financials

Financing " Treat as clear titla.
Assessment Land . $3,285,000
2020 Buiiding : 356,000

Total P $4,241,000
Taxes 2020 . 312,408
MNotes ~ Contact listing agent for more

information.

The information contalked berein was obtained from sources which we deem
refianfa, and while thoughi to be carreet, ts not guarenteed by Goocdman
Commercial,

Gallery
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Thiz is Exhibit “F" referred to in the affidavit
of Mark Goadman, affirmed before me on

J!UHE“‘;' , 17
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A Cemmissionar for Toking Adlidavits
I Britists Columbia

Megan J, Buchanan
Lawyer
B50-500 HOWE STREET
VANCOUVER B.C, Va2 oM4
TEL: (504} Ba5-3667
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This is Exhibit "G" referred to in the affidavit
of Marlk Goodman, affirmed balore me on

lune i, 2021

. ..’?F’Jiic'-'lqu' ffff_"_, ,._,__.__..________.__

rrumilssiener far Taking M'fir.ia'u'.]ts
Ln &¢ltlsh Coiumbia

htegan }. Buchanan
Lawyer
550600 HOWE STREET
YANGOLUVER B.C. VEZ 2M4
TEL: {604) 685-3657
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This 15 Exhibit “H* referred toin the affidavit of

Mtarl Gondman, affiimed before me on

lune b | 2021
b o AP -
Pleg S

A ESJIr!'Irnissii‘.ln-E{ ior Taking Afsdauits
la Britlsh Calumnia

Megan i Buchanan
Lawyar
LBEMG00 HOWE STREET
VANCOUVER B.C. V6Z 2M4
TEL: {604) £85-3567
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Property update
August 2020

Goodman:

Hi ==First Name=>>,

So far, the beginning of the third quartsr of 2020 has proven to be a very busy time for us
here at Goodman Commercial, We are active in both apardment building ang development
sia [istings and sales.

Below s a current summary of our new launches, price reductions, accepted offers and
recent sales. Additionally, please nofe our Surrey City Cenlre highrise development site is
now priced at $33,800 0400 and further listings will be coming shortly.

As always, please don't hesitate to contact us if you wish to discuss your property or the
market in general —we are here o assist.

Featured Listings ‘ewal

ZuAAY LY '!
L)

&H"

Under Confrack Mew Listing

Spruce West Mixed-use high-rise site

1085 Vitest 13th Avenue, Vancolver 1334 5t & 103A Ave, Surey

uni concrete sperinent e 1.16-acre high-densiy developient e
Crye E.ar.'.ge ;Ltite per_ﬂnc;r - Su'Te'l,r éit}' C‘;ﬂ.ntre |

54,;;5'9,0&0 Now asking $33,500,000

R
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PMear Listing

Geo-Ann Apartments
310 East 13th Avenua, Vancouver

Corper ol i Mount Pleasant

$10,300,000

I Indaer Contract

Riverport Flats
14000 & 14088 Riverporl Way, Richmond

2 stibe-by-side waterfront apartment buildings
135 units
$50,295,600

Mew Eistng

Six-storey rental site
Cormrer of Main & East 33rd, Vancouver
18 457 SF muttl-Tamily development site

Plans stbmitted — G5 units proposed

Cali for price

646 East 44th Avenue

YanoouyeEr
1G-5lite aparfment building

Fraser { &mn reighbourhood

$5,250,000

4Ly



Fur Sale

2
I
A

Bew Listing

Casa Jubilee
18556 Jublies Avenue, Victorz
21-zuijte apartment building

1.5 blncks fram the Royal Jubjes Hospital

$6,275,000

For Sale

Development site
HOEE-50TH Earles B, Vancouver

Prior-to iatier in place — 65 skeata unils proposed
Morguay Vikage neighbourhond

Call for price

Feduced

Side-by-side buildings
4651 & 4663 Hastings Street, Bumaty

Mixed-Les buildings

Can be purchasad fogather or separataly

Grove Mobile Home Park
J2380 Lougheed Highway, Mission

Muobizte Rorme park with developrment potential

Z.83-acre site along |ougheed Highway

58
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Far Sale

C-2 zoned development site
2607-71 Nanaima Streel, Manocouver

27,442 5F correet ot
Up to 2.5 F5R

$15,000,000

G3.,605 SF buildabla—-$219¢5F

View all Listings

Contact

Mark Goodman

Personal Real Estate Comparation
markiigoodmanreport oom

{B04) 714 4730

Cynthia Jagger

Personad Ragl Esmale Corporation
wynihiagigoodmanreport.com
{8047 312 2018

Goodman Commercial Inc.

PP approved rental project
1517 Comox Streel, Vancoywar

beitl devolopmcnk potential
T-suile "Herifage B" ¥West End rental building

$4.500,000

A Follow us
m Twitler

£ voutue
m LEil'.tkECEﬁ
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Goodman:

Featured Listing
Jurby 2020

e b

Moy | isling

SPRUCE WEST

1089 WEST 13TH AVE, VANCCGUVER

8-unit concrete apariment mid-rise
Coud-ordered safe

$4,750,000

Spruce West is a 6-unit, S-storey concrete mubti-family slrata building located in
Yancouvet's popular Fairvew neighborhood. Built in 1977 on a 6,250 SF corner lof, the
bullding features ona large unit per floor (avg. 856 5F), balconies, storage (6 lockers),
slevator servicas, 6 underground parking stalls and surfase parking. The top floor unit also
foatires a large patio roof top deck with panoramic views of the Morth Shore Mountains,
False Creek and Vancouver’s urban landscape,

(/5



TE

program i order to devise a new Ared Plan anficipaled for Council's conslderation in jate
2020, The pltan will focus on opporfiunitles to Integrale development around the Millenmium
Line Broadway Extension among ofhar key goals,

Yigw hioro

Contact

Mark Goodman®
markimgcedmanapct.oem
604 714 4796

Cynfhia Jagger®
cyrihia@goodmanreport.Com
604 212 9016

Goodman Commercial Ine.
RE0-2G08 Granvike Strost
Yamoouver, BC WEH 3Y3

{fico B04 B&E8 5511

*Parsonal Knaf Estale Corporation

2 Fnlinﬁ us
B3 rwitter

m YouTube

m Einkedln

2 2020 Goodiman Hepatl—Sinea 1883

ursubscribe from this list
update subscription preferences
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Property updaie
Aprtl 2021

Hi <=Firsl Marng==,
Belaw is a current surmmary of our listings and accepted offers across Maetro Vancouver.

As always, please don't hesilate to contacl us if you wish to discuss your property or the
market in general — we are here 1o assisl

Featured Listings viewal

For sale . Faor sale

Development site Mixed-use rental building
BO3E-50TE Earles St, Vanoouver 7312 Magnolia Terrace, Bumakny

prioo etter n place—BS strato wnits proposesd 15 urits: 14 residentiet + 1 CRU

.F.\Jo.rquay ‘-.".irl:;&.;e neightw_;ﬁr;c;;d. . [uy motres. .t{.i .tgﬁrr;ﬂr;dﬁ.sﬁtrain stafion |
$2?érf5.F..;fL;%l.a;1b.|.B. - Z2.4% cep rate



For sate

74
Transkte «

Under contract

Centennial House
T2E Wesd 7O Avenue, Vancouver

12-gtorey concrate rental tower
84 suites feaburing river and cily views
$39,800,000

Significant Infil devetopment potential

For sala

Tamarac Apartments
11840 Braughton Street, Yancoover

FH-sitte 0-storey corcrate rental ower
Wetl mraintainad — 3440k per unil
$33,000,000

Comer lot — steps to Davie Vilage

For zale

The Edgewater

1065 Paolfic Street, Vancouwar

Development opporiundy with holding income

lm;_:mved with a 30-sulte ranial buitding
$£19,950,60D

West End—ﬁi@ps_ i Sunsel Beach

North Park Apartments
032 Morth Park Street, Victora

-zuite aparimaent budtding
Bulll i 2018 - 4,4% cap rate

$3,800,000

O N T
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Linder conlract

Far sale

75

Transiate =

Townhouse-styte rental
2200 Wfest Tth Avenue, Vanoouver

Kitsiana rental uikding

Corner of West Tth Ave and Yew St
$2,700,080

3.3% cap rate

High-density M2-zoned site
1387 & 1435 Powal Street, Vancodver

industrial propsarty

Up to 5.0 F5R (356,805 5F buildable;

$28,750,000 -

1.6 acres in East Van's part industrial area - .

Far sale

For sale

Grove Mobile Home Park
32380 Loygheed Hignway, Mission

Wobile home park with devatopment polential

2.83-acra site along Loughesd Highway

$4,829,000

Georgian House
5450 Vire Slreet, Yanoouwer

12-glorey concrete rental townr

9 suEfes in the heart of Kerrladals

$46,000,000 |

.f‘}f-ng

P R
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Under contract

Under contract

Casa Jubilee
1555 Jubliee Avenue, Viclora

Apartrment Luilding
21 units

$6,275,000

1.5 hiocks from the Roval Jubilee Hospitsl

Yiew all Listings

Contact

Mark Goodman

Personal Real Estate Corporation
markiigoodmaniepott, com

(6041 714 4700

Cynthia Jagoer

Personal Real Estate Corporation
cynthiadgood manreport, com
{f04) 912 9018

Goodman Commercial Inc.
SE0-2G08 Granvile St

Spruce West
1G85 West 13th Avenue, Vancolwer

8-unif conerete apartment mid-rise
One large svite par floor
$4,750,000

Cantral Fairview [ocation

& Follow us
m Twitier

m YouTube

5 Linkedin

& 2121 Gaodman Rapori—oines 1583

ursrbscribe from this list
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This is Exhibit “I* referred to [ the affidavit

of Mark Goadman, affirmed before me on

june 19, 2621

N
AL

nissieer for Taklng AfTidavits
in fritish Columbdas

Megan J. Buchanan
Lawyer
550.600 HOWE STREET
VANCOLIVER B.C. VEZ 2h4
TEL: (604} B85-2667
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This |s Exhiblt *}" referred to in the affidawvit
of hark Goodman, aflirmed before me on

june {t, 2021

o
W e
A Cl'_\)‘:'r'niz,slurrur far Takirg Affidavits
ih Britlsh Columiia

Megan 1. Buchanan
Lawwyer
5E0-900 HOWE STREET
YANCOUVER B.C. YEZ 2M4
TEL: (604) gRR-3567
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This is Exfiibit "K” referred to in the affidavit of |

htark Goodman, affirmed before me.on

June '8, 2071

e
A Cordrissianer For Taklng AMfldawvllz
in British Columbla

Megan 1, Buchanan
550 Lavnar
=500 HOWE STREET
VAN@DUVER B.COVeZ e
TEL: (804) 685-3567

33
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This & Ewhibit “t* refarred to in the affidavit
of Merk Goodman, afllrmed before e oo

lune. i, 2021

u-/??%fmf f;j;}\_.__._ﬂ_ﬂ_.‘__._“_”_,_,_,_...

A {:ujr';ami ssianer for Taking Aftidavits
i British Columbia

WMegan J. Huchanap

Lawyer
280800 HOWwE &
TREEF
VANCOLYER B.C v znTm
TEL: {504) Bd5-3557
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This is Exbdbil “M” referred to inthe
affidavit of Mark Goodman, afflrmed befdre
meon Jenio 12, 2021
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& Eameflssianer for Ta king Adfidavits
ir. British Columiia

Magan j. Buchanan
BE-0an if:iawer
- OWE STREE
VANCOUVER B.C, vﬁ§E$4
TEL: {504) BB5-A657
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From: a0, Qiadman,

To: [Meagr Huchanan

Subject: Fywd: 1089 W 23t - accepted LOL
Babe: Wedntsday, May 12, 2021 113748 FM

Atechments:  _ACCEPYED | 0] T08% W 13th - Oben Forto paf

CAUTION: Thix erail origingted from outssde crfthe Drganrzatlor] Du nﬂt r.'IIck un Jlnk.a. ur open attachments un!es*‘
you recognize the sender and know the tontent is safe, - . ; k>

Mark Goodman

Principat

Personal Feal Estate Corporation
Direct: B04 T14 4790

Goodman Commercial Ing.
SE-2G08 Granvilie Hrent
Wanocotver WERH 3V3

Office; 604 BSE 8911

————————— Forwarded message -——--—-

From: Mark Goadman <mark(gecodipanreport.cons
Date: Fro, Aug 7, 2020 at 10:19 AM

Subject: FO89 W {3th - sccepted LOI
To: Norm Shearing <nshearing@openfonnproperties.ca>
Ceo: Cynthia Jagger <cynthiaf@dgondmanreport.conys

Hi Mo,

Adtached for your files 13 the acoepted 1.OY - congratulations,

lHere are next steps:

1. Please confinn with 2 copy of the $75 000 deposit chegue delivered to your tawyer m
trust 1}ywll%{z buginess days after acceptance).

2. Mark vour calendar — Vendor’s subject removal is 30 days from now — September 6t
{once this happens, we will have [ 4 days to finalize 1 PSA)

ceewintya .



3. Let me know when you'd likke to ook a1 one or two suites, and | will endeavour to
arrange this,

Regards,

Mark Goodman

Principal

Persal Feal Estate Corporation
Direct: 604 74 4780
googdmantopart.coin

Goodman Commercial Inc.
HE0-26808 Granvilla Strael
Wancouyvar Wald 3y

Offfca: B4 568 k511

a0
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August b, 2020

T The Owhers, Strata Plan VR456 {the "Strata Corporation”) ¢/o Gondman
Commearcial Inc. ["Goodman™) #560-2608 Granville Street, Vancouver, BC, V6H 3V3

Attentfon:  Mark Goodman Personal Real Estate Corporation and
Cynthia Jagger Personal Real Hstate Corporation

RE: 1089 West 13th Avenus, Vancenver, B.C, {the "Property™)

The follawing sets ont the haate terms upon which we, OpenFnrm Properties lid (the
"Purchaser”) would be prepared to purchase the Properly. The terms are not
comprenensive and we expect that additional terms will be iIncomorated into a formai
agreement (the "Agreement”] to he negotiated. In making this offer, we acknowledge vour
jnfnrmation to us that; '

» The Strata Corporation is 2 strata carparation establishied under the Strata Property
Act {the "SPA"), vepresented by its administrator (the "Administrator®), Garth
Cambrey, pursuant te an order of the B.C, Supreme Court, dated April 17, 2020
{collectively the "Administrator Order”} in the matter of Moclennan and others, v,
The thwiers, Straty Plan VR456, BCSC New Westminster Registry No. 5222743, why
may contractually bind the Strata Corporation in aceordance with sutherity granted
to the Administrator pursuant to the Administraior Order, Maore specifically,
pursuant tu the Administrator Order, the Administrator has the power to tause the
Strata Corperation 1o execute this LOI, and negntiate and enter inte the Agreement
with the Purchaser, provided that certain decisions of the Administrator are
ionditional upen ohtaining the approvais required under the SPA.

» The Administrator Order authorizes the Adminisirator ta proceed with the
proposed transaction is by way of the process deseribed in Part 16, Divislon 2 of the
SFA, belng a "Voluntary Winding Up With Liquidater”, Alternatively, the
Administrator may apply to the BC Suprame Court to amend the Administrator
Order to allow the Administrator to proceed inder Part 16, Division 3 of the P4,
bufng an “Inveluniary Winding Up With Liquidator” {either beitng, the "Windiag Up
Process"),

»  The Winding Up Process will ot be fﬂrmaﬂy.mmmenced uniess ajther of the
following occurs:

B .
L. the Winding Up Resolulions {us defined in paragraph Fc}{i}A of this LOT) ave
approved at 2 special peneral meeting of the Strata Corporatios; ar

5] (7€]

040 Burrard Street Vaneouvet, L YE)] IHS
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FROFEHRTIES

2. the Winding Up Resoluticns are not approved, but the Administrator elects
to malee, and suceeeds with, an application tw BC Supreme Court to seek a
Court Order puvsuant ko Section 284 of the S‘Pﬂ o compiete an Involuntary
Winding Up With Liguidater.

Thé hasle tepms proposed for the Apreement are as follows:

1.

2,

Purchaser: OpenForm Propertles
Vendar: Fhe (wners, Strata Plan VR456 {colfeetively the "Vender” or
the

“Strata Corporatlon™)

Froperty: The entire development as “Spruce Woest” comprising 6
residential units and common property, lorated in a single
building, as currently further deseribed a4

StrataLots 1 -6

WR456, Districk Lot 526, New Westminster Land District, Pil3
004-046-47 1, DD4-046-480, (04-046-498, 004-346-501, 004~
{45-510, 004-040-528

topether with an interest in the cormon property in
propertion ta the unit enf:itTement of the strata lots as shown
«m Form 1

free and clear of all Hens, chavges and encembrances at Closing, except thoso non-
financial charges and recorded on titios to the Property as ag the date hereof and
tenancies of any strata fots that have not terminated as of Closing.

Purchase Price: : $4. 350,000

Deposits: Subjectto pamgraph 10 of this Letter of Infenl:

Within 2 bumnesa da?
(a) - Upea mutual execution of this letter, the Purchaser will depasitwith the

Parchaser's lawyer (baing Terra Law [n trust, the amount of $75,000 (the
[ :l[;;;] Deposit"] which will he invested in anh interest bearing trust account with
any {nterest aceruing o the Purchaser and will be Rully refundable to the

@

Purchaser if the Agreement is not entered into by the parties within the time

pravided hereln;

2049 Burrard Street Vanogver, BE WEI AHS
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- o (9e]s
(b}  Within § business days of the Purchaser giving notice to the Vendor that the
First Purchaser's Condition (as defined in paragraph Xof this LOI} kas heen
walved or satisfied in accordanee with the Apreement, the Beposic will be
increased by the Purchaser an additional $75,000t0 $150,000 and will be fnliy
vefundable to the Purchaser in the event that the Vendor's Second Conditfon
(as defined in paragraph R of this LOI) s not satisfied or waived within the

time provided hereln;
T3

fe}  Within 5 business days of the Vendor g‘l[}%leglhe Purchaser notice that the
Vendor's Second Condition has been satisfied or waived in accordance with
the Agreement, the Deposit will be increased by the Purchaser by an
additional $110,000 {0 $264:868-and, except as set aut in paragraph Xl of 1o
this B, wiil be fully refundable in the event that the Second Purchaser's
Condition (s not satisfied or waived; soed 1: I :'

$260,000 [ﬂg ¢ ns }e

The Deposit and any accrued interest will be applled to the Purchase Mice at the

closing ("Clasing"} of the purchase and sale of the Property in accordanue with the

Apreement. if the Purchaser defaults at Closing, the Deposit and any accrued

nterest will ba released to the Vendor as liguidated damages and its sole remedy.

A, Conditions Precedent:

{a}  FirstVehdar's Condiion: The obligation of the Vendor to enter Into the
Agreement regarding the proposed sale of the Property to the Purchaser will
be subject to satisfaction or writters waiver by the Vendor of the followtng
eondition within thivty {30} days of mutual aceeptance of this LOL: the
halding of meeting(s) of the owners of the strata tots comprising the
Property (The "Dwners”) ta determine whether, in the sole discretion of the
Administrator, there is sufficient support among the Owners to procesd with
the holding of a general meeting of the Slrata Corporation for the purposcs of
passing the Winding p Resolutions {the “First Vender’s Conditinn™);

(k)  First Perchaser's Condition; The ebiigation of the Purchaser to purchase the
Froperty will be subject to sutlsfaction or wrilten waiver by the Purchaser of
the lollowing cordition{s) {collectively the “Flrst Purchaser’s Condition™)
within {21] Twenty-ene days after the mutual exacution of the Agresment:

i The Purchaser conducting, and helng satisfed in |ty sule discretion
with, the reqults of enviroamental and gectechnical investigations of
the Property; and

2040 Burrard Street Vancouyves, BC VR 3HS
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{1y The Purchaser conducting, and belny satisfied in its sole diseretion
with, a review of the physical condition of the exlsting structeres on
the Properiy,
(£} Vendor's Secopd Condition: 'The obligations of the Purchaser and the Vendor

to complete the purchase and sale of the Froperty will be sebject to

satlsfaction of the following condition(s] {collectively, the "Vendor's Second
Condition”) within TWO HUNDRED TEN (210) days after the Purchaser

having given the Administrator natice in writing of the walver or satisfaclion
of the First Purchaser’s Condition:

Rither:
i the Strata Corporatiun

A paszsing the resaluitons required pursuant 1o the Winding Up
Process, tnchiding tor

{1}y  appeintthe Liguidator
{2} approve the winding up of the Strala Corporation;

{3} approve the sale of i.hﬂ Proporty on the tarms set ont in
the Agreement; and

(4} if required, approve use of funds from the contingsney
reserve fund and/or tmpose 2 special levy to pay costs
ot the Winding Up Process,

collectively, the "Winding Op Resalurions"} and
¥ ?

B oblalning frem the BC Supreme Court an order pursuant ta
sectlon 278.1(4] of the SPA to confirm the windlng up of the

Strata Corporatinon [collectively, the Wlndmg Up
Confirmatisn Order™;

ar

(m in the event that the Strata Corporation fails te pass the Winding Up
Resglutions and the Admibistiator notifies the Purchuser in writing
(the "Divislon 3 Notiee™) within THIRTY {307 days af the date of the
meeting at which the voiEng on such resntitlony toul place that the

2040 Burrard Etreet Yancouver, BCVE] 3HE
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Adminlserator Intends to seek from the BC Supreme Court an order

far the winding up of the Strita Corporation and the appointment of
the Liquidatnr pursuant to section 284 of the Act (collectively the
"Myision 3 Orders®), the Administrator ohtaining the Division 3

TR

arpe

Crders,

The Adtiinistrator may, by weitten notice, extend the date for sxtlsfaction of
the Vendor's Secend Condition from dime to thme, provided that the Vendor's
Second Condition may not be extended by more than ONE HUNDRED BIGHTY
{180} days after the oviginal dase for sagdslfaction of the Vendor's Second
Conditdomn.

merre

(d]

Yendor's Third and Fourth Conditions: The obligations of the Purchaser and
the Vendor to corplete the purchuse and saie of the Property will be subject
to satlsfaction of the followlng condition(s}:

i}

anct

]

Within SIXTY {60) days after the Vendor having given the Purchaser
written notiflcation of the sagsfaction or watver of the Vendor's
Secomd Condition, the Liguidator ohtaining the court orders reguired
pursuant to section 2¥9{1} of the Act {collectively the "Vesting
Orders”}, ncluding to vest tlle to the strata lots comprising the
Progerty in the nume o the Liguidator, effective om the Closing Dage,

{the "Third ¥endo:'s Conditian).

The Adiminlstrator may, by written notice, extend the date {for
sutisfuctlon of the Third Vendor’s Condition from time to time, provided
that the Third Vendor's Condition may 5ot be extended by mare than
NINETY {90} dnys aftcr the ariginal date for satlsfaction of the Third
Vendar's Canditlon

The Liguidator obtdining a % vote resolution to approve tha
dispngition of the Property and any other land and/for porsonal’
property (b accordance with section 282 of the SPA L “Liguidatoer's
Section 282 Resclution”) following the grant of the Vesting Orders,
the appraval of a Liquidator's Section 282 Resolution by the Dwrners
{the “Fourth Vendnr’s Condition®) within THIRTY (30) days ufthe
Third Vendor's Conditlon heing satisfied.

2040 Burrard Btresl Vancouwer, BC WE] 3HS
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If the Second Vendor’s Condition, the Third Vendor's Condition and, the
Fourth Vender's Conditlon are not sattsfied within the tmes provided, the
Agresment shall become null and vold, In such an event, and subject {n
paragraph 10, the Deposit wlll be returned to the Purchaser immedial ely.

100% Approval of 80% Yol Resolutlon: The patties acknﬂwiedge and agree that
the procedures assoclated with the Secand Vendar's Condltion and Third Yendor's
Condition are necessary to cffect a saie of land within a strata plan where 80% or
mare, bit [ess than 1003, of the ownars of strata lots wish to appoint a Tquidarer
to wind up the strata corporatlen and seli the land within the strata plan.

If, at any time, 100% of the Cwners declde that they wish to have all the tand

“withln Strata Man YR456 sold pursuant to the terms of the Agreement, then at the

aptlan of the Adminlstrator, the Liguidation Process will be suspended ar will not
be used to compiete the sale and purchase of the Property and, instend, the

Puschaser, as purchaser, will entor Into a new or amended Agroement with alt

stich Owiners, as vendars, with such changes to the Agreement as may be required
to pravide that the Owners will be the vehdors thereunder, to delete the Second
Yendar's Condition and Third Vendaer's Condition and to provide that, ta the
extent the Deposit payments contemnpiated In Sectlon 5{b} have not slready been
pald, they will be payable on the kater of the date on which the Purchaser's
Conditions are satisfied or waived by the Purchaser and the date whieh s three {3)
huslness days after the execution and delivery nf tho hew or amended Agreement
hy the Purchaser and all the Cwhers,

Provided that, if the new or amended Agreement is not executed and deliveret
by all of the Ownars within thirty (30) days after the date on which the Strara
Corperation has advised the Purchaser that ali of the Owners have agreed to seft
their sirata lots to the Purchaser, then the Lguidation Process will be resumed.

" Letgrsvkications! The Parchaser acknowledgas that sl communications with the

Yendor regarding the subject matter of this LOT shal), as long as the Administator 5
appointment continues, take place oniy through the Administrator or Goodman,
uniess otherwise divectad by the Adminfetrator in writing,

Raturn of Vendor's Materlals: All copfes of the Vendor's Mzterials will be returnes to

the Yendor or desteoyed if the Agreement is aot executed within the time provided,

2040 Burrasd Street Vancowver, BE WA 3HS
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Clasing: The Clostng will ocour en @ date to be agreed between the parties, not Jater
than ONE HINDRED TWENTY (1Z0] days after satisfacton of the ‘JLndm g Fourth
Con ditlnn

cnsts !:D complete the sale of the Prrspert}r m the Purchaser with the assistance of the
Liguidator (the “Vendor's Completion Costs"),

Within 5 business days of the satisfaction of the Third Vender's Conditian and the
Fourth Vendar's Conditlon, in accordznce with the Apresment, the Purchuser will
asstst the Vendor in payieg such Vendor's Completion Costs by providing oll
necessary instructions o the Porchaser's solicitor to release from the Depositup to
$35,008.00 in aggregate, to pay the Vendor's Completion Costs, including legal atul
Liguidator's fees as incurred, Notwithstanding pakagraph 5 and ?}pf this L0, all

SIth funda reiessed fmm the DEpﬂS]tWE” hp non-refundable,
| (€] ) * 5] ge]

Othetwlse, the Purﬁllaser znd the Vendor will each bear their own expenses in
gonnection with this Letter of Intent and the purchase and sale of the Property.

Lonfidentiality: Exceptas contemplated in paragraph 12(b) or as otherwise may be
necessary to disclose to the B Supreme Couwrt to satisfy the Vendor's Second
Condition and the Third Vendor's Condition, all nepotiations regarding the Propetty
will be confidential and will not be disclosed to anyone other than the Ohwners, and
the respective advisors and internal staff of the parties and necegsary third parties,
ruch ag lenders approachaed for finanaing,

Mext Steps: Upon executlon of this LEEI:EI‘ of Intent;

(a)  Each elthe Purchaser and the Vendor will act honestly, dillgently and i goad
faith in their respective endeavors Lo nepotiate, setile and execuete the
Agreement within Fourtesn Days (14} days following the walver or
satlsfaction of the First Vendor's Condition, The Purchaser acknowledges
that, plven the natire of the Vendor as a strata corporation establlshed under
the SPA, the Agreement will contain very fesw of the representations and
warraniies containad In a typical agreement ef purchase and sale;

(b} The Vendor wilk
{n call a mecting of the Owhers pursusnt to paragraph 6{a) of this LOG

iy tale such other steps as the Administrator desms necessary to

2040 Burrard Street Vancouver, BC V6] 3HS
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A inform the Owners of the transaction contemplated heraln, and
to ascertain the levei of support to proceed;

b, identily issues which should be nddredsed in the Agreement;
ant
4 keep the Purchaser informed as to the forepeing: and

(ci  The Purchaser will diligently pursue satisfaction of the Purchasor's ¥irst and
Second Conditions,

Assignment: The Vendor and the Porehaser spree that;

(u}  thisletter of intent must not be assigned without the written consent of the
Vendor {cxcept for assignment to an afflliate of the Purchaser); and

(b]  the Vendor {s entitled 1o any profit resulting from an assiznment of this letter
- ofinkent by the Porchaser or any suhsequent assignée. No assignment will
retease the Purchaser fraw ils obligations hereunder,

MNotwithstanding the foregoing in this pavagraph 14, the Purchaser shall hove the
right to assign this LGOI / the Apreement Eo a company that is an affiliate of the
Purchaser, and which the Purchaser or an affilizte of the Parchaser is no less than a
50% owner of the lssued and outstanding shares thercof (with Affiliate having the
meaning ascribed to it in the Business Corporation Act {British Coluambia)} or other
affiliated cutlty of the Purchaser, provided that notice of such psslpnment is provided
to the Vender within a reasonahble peried of Hme prior bo application to approve the
Vesting Order so that such assigament may be incorporated therein, and upon such
assignrent baing made it Is understood and agreed that the Purchaser shall not be
relieved of any and all covenants, obligations and /or ltabilities herein contained and
the Vendar agrees to complete the fransaction hevein with the said assignee as if the
assignee were the original named Purchaser. In the event that the Purchaser assigns
this LOIfthe Agreement as permitted by this paragraph . the Purchaser will
Forthwith provide notice tn writing o thc Administraior d]‘ld if a d, the
Liguidator, Ijrj’ je

Mot a Binding Agresment: This LOT [except paragraphy %L—L&,-a.nd.m hersaf]
does not ereate a binding contract and wil not be enforveable, Ondy the definitlve
Apreement, duly executed and deliversd by the Vendor and the Purchaser, will be

enforeeaile, = 14 172
| 5¢a), 11, 12, 13, 14 E”f*z[je]

AHG Burrard Street Yanooover, BC Wed 3HS
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13,

14,

17

is.

15,

PROPERTIES

Asig: The Purchager will acquire the Froperty on the Clostng Dake {n "as-is"
wondition, as of the date of satisfaction or written waiver of the Purchaser's
Cenditions,

No Wyrranties: The Purchaser has relied solely upen itz ovmn due diligence
examinations and inguirtes and acknowledges that the Vendor hay made ng
warranty or representation with respect to the state or condition of the Property
upon which the Purchaser has relied. -

O¢eupancies sfter Cloging Any Strata Lof owaer who executed and deltvars to the
Purchaser, on or befare the Closing Date, an owners' ngreement [the "Owner's

figreement’} in the fonm to be attached to the Agreement may, following the Closing
Date, continue to remain in possession of the dwelling unit consisting of the Strata
Lot which was owned iy such owner prior to the cancellatton of tha Strata Plan rent
free {but such awner will be respensible for utilides), nntil no later than the date
(the "Delayed Possession Date”) which Is four (4} months following the Clasing Date,
and, subject o the following paragraph, the Purchaser will have vacant possession
of such Strata Lot fram and after the Delayed Fossession Date, For greacer ceriainty,
any Strata Lot ovwmer who does not execute and deiiver to the Purchaser an Owner's
Agreement on or before the Closing Dare will be requived to vacate (he Property on
or before the Closing Date. :

Aoency Disclagure:

{a)  ThePurchaser herehy aclnowledges that Goodman represented by Mark
Goodinen PREC, and Cynthia Jagger PREC ({collectively the “Desipnated
Agents”) have an agency agreement to represent the Vendor as a client in
respect of the transaction contemplated herein; and the Purchaser heteby
Further acknowledges and confirms that Geodman and the Designated
Agents have no agenacy relatonship with the Purchaser and thereby conflrms
that they are an Unrepresented Party in accordance with the Real Bstote
Servives Act of British Columbia,

Sales Carmpmissions: Tle Yendor will be solefy responsible for paymont of 4 sales
comtelssion o Goodman In connection herewith.

20441 Burrard Street Vanenuver, BC VEL 3HS
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20, Acceplance: Ifthe Strata Cerporation Is agreeable to the Forepoing tevms, please
sign and return @ duplicate copy of this Letter of Tntent by ne later than by 5:00 w.im,
Aupust 14¢h, 2020, An electronically transmitted copy 18 acceptable,

! ] Tih
[jﬁﬂﬂ? Yours truly,

Opernlarm Properties Lt

THE DWNEHRS, STRATA PLAN VRAG6

Authprdnr

1 1. Canth Comisen DEJOGMR020
Par

Garth Cambrey, Admiiistrator

2030 Buryard Street Vancouver, BC WS 3HE
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This is Exhibit "N referred to in the affidavit
of bMark Goodman, affirmed before me on
June |9, 2021

_ﬁr‘]szfw- {f?________,_,_ .

A L‘Jmmissfnner for Takhg Affidayits
in 8rikisk Cahambla

beqan ). Buchanan
Lawyer
B50-900 HOWE STREET
VANCOUVER B.C, Va7 M4
TEL: (604} 6AG-3567
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SPECIAL GENERAL MEETING

THE OMVYNERS, STRATA PLAN VR 456 — SPRUCE WEST

DATE HELD: Wednesday, September 2, 2020

LOCATION; Underground Parking Garage, 1318 West 13™ Ave., Vancouver, 8C
CALL TO ORDER; F:00 P

Owners in Attendance: Agnes A, 101 and 201

Peter Tovbis, 301

Michelle Mok and Br. lames ok, 401

Tracey Maclenhan and Suzanne Foster, Executors, 501
Ban Sonnenschein, 601

Guests: Paul Mendes, Lesporance Mendes

Dixon Sunthoram, Lesperance Mendes
Cynthia lagger, Goodman Commearcial fric.
Wark Goodman, Goodman Commercial Inc.

Also iﬁ Attendance; 1. Garth Cambrey, Cobrt Appointed Administratar
1. LL TC CREOER

The Court Appainted Administrater, Mr. Garth Cambrey, called the meeting 10
order at 7:00 pan, My, Cambrey introduced the gussts present.

CERTIFICATION OF PROXIES

Prior to the commencement of the Meeting, #t was determinod that six (&)
votes were presont ih person and zove {0} votes were presant by proxy for 3 total
rapyesentation of six (6} votes, Mr. Cambrey advised that voting cards were not
distributed due to COVID-19 concerns, but that they were available If requested
or needed.

DETERMIMATION OF QLIORUNM

Mr. Cambirey advised that the guerum of twe {2] votes had been met and he
dectared that the meeting was competent to proceed with business,

ELECTION OF PERSON TG CHAIR THE MEETING

Mr. Cambrey advized that he would chair the meeting as the sole representative of
the Strata Corperation andg Strata Council under the terms of the Aprlf 17, 2020 BC
Supreme Court Order.

101

.y emRE
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WA 456 — Special Geners| Megling Mingtes

\Wednesday, September 2, 2620
Page ¢

3. PREOF OF NGTICE

Owners were advised that Motice of the Special General Meeting was distributed on
August 13, 2020 in accordance with the bylaws and the Strato Property Act.

it was MOVED AND SECONDED {601/501}
That Preof of Notice of the Meeting be accepted.

A vate was taken by a show of hands and the resolution Lo accept proof of notice of
the meeting was declared

CARRIED {5 votes in favour, 401 abstained)
& APPROVWAL OF AGENDA

Mr. Cambrey declared the Agenda distributed with the Notice of Meeting be
approved as circuiated.

7. OF THE PREVIOLUS WA S

FLwas MOVED AND SECONDED {601/201} that the previous Annual General Meeting
minutes of luly 13, 2020 he approved as distributed,

br. Mok requested clarification an the discussion about *variances” under heading
12 about the approving the budgat 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 knowledge of all strata councll members. Those relate to the:

o, April 2018 firs stopping ropairs in the exil staitways, and
b MG rocurement of Clark Wilson LLP.

Dr. Mok alse wondered what came of the discussion on the strata corporation
retaining |egat counset independent of the Administrator, as detalied on page 9 of
the minutes under heading 13.

Mr. Cambrey explained that it is open to the streta corporation te retain legal
counsel a5 was reflected in the minutes, In response to Dr, Mok's guestion on what
assistance Mr. Cambrey had provided in retaining independent legal counsel, Mr.
Cambray advised he had not taken any steps because he was not instructed to do so.
However, he remained open to assist the strata corperation if there was interest far
it to retaln separate legal counsel. '

Foliowing discussion, Mr. Cambrey asked owners to indicate their interest in the
strata corporation retaining separate legal counsel. Dnly 407 expressed an interast.

T
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A vole was taken by a show of hands and the resolution to approve the previous
minutes was declared

CARRIED (5 votes in favour, 401 abstained}
8. IUNFINISHED BUSTNESS
There was ne unfinished business that was hot included on the agenda,
2. NEW BUSINESS

a, Winding up Instractions — Majority ¥Vote Hesvlution

It was MOVED AND SECONDED {301/601)

WHEREAS the British Columbia Supreme Court made an order under 5. 174 of the
Strata Properiy Act, 5.B.C. 1993, . 43 {the "Act"} on April 17, 2020, appointing Garth
Cambrey as the administrator of The Owners, Strata Plan VR 456 [the "Crder").

AND WHEREAS under the terms of the Qrder, the administrator must exercise the

powers and perform all the duties of the strata corporation and its stratz councit,
subject to the requirements of the Act

AND WHEREAS the Order also auvthorizes the administrator to 1ake all reasonable

and necessary steps Lo investigate and complete a voluntary winding up of the strata
corparation with a iguidator under Part 16, Division 2 of the Act,

AMD WHEREAS the administraior sntered intoc a bisting agreement Goodman
Commercial Ime. an duly 9, 2020, To market and sell the strata corporation lands and
bididing {the "Property”).

AND WHEREAS OpenForm Properties Lid, (OpenForm) has offered to purchase the
Property for $4,350,000 subject to certain terms and conditions set out ir a Lelter of
ntent slened by the administrator and OpenForm on August 7, 2020 {the "L0 1"}

AND WHEREAS the L.0.|. reguires the strata corporation to convene a spectat general
meeting within 30 days, and no later than September 4, 2020, to determine whether,
i the sole discretion of the administrator, there is sufficient support among the
owners to procead with & general meeting te epprove the winding up of the strata
corporation on the terms set out in the LQU,

AND WHEREAS the administrator has the discretlon fo apply to the Court for
directions or an order o |nvestipate and oversee a voluntary or Cowt ordered
windup of the strata corporation,
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ANE WHEREAS, under s. 27 of the Act, 2 strata corporation may direct or restrict the
Counclin its exercise of powers and performance of duties by a resclution passed by
& majority vote at an annual or special general,

BE iT RESOLVED by a MAJCRITY VOTE of THE OWNERS, STRATA PLAN VR 456 fthe
"Strata Corporation”) that the Strata Corporation be directed to authorize the
administrator to proceed with the voluntary winding up of the Strata Corporation
under the terms and conditions set out in the L0, and subject to the provisions of
thi Straota Property Act. '

END OF RESOLUTION

Explanatory Notes:

Yhis resofution suthorizes the administrator to proceed to wind up the strata
corporation based on the terms and conditions set eut in the attached L.OZ H the
owirters approve this resolution, the administrator wili:

1. cause the strata to enter into 3 deflnitive agreement of purchase and sale based
on the terms set out in the L.OE, .

2. retain a liguidatar,

3. convene a speciad general meeting to appoint a liguidator and approve the
winding up of the strata, and

4. apply to the B.C. Supreme Colrt on the strata corporation's behalf to confirm the
winding up of the strata ¢orporation.

Fotlowing a brief discussion on the proposed resolution, Mr. Cambrey turned the
meeting over to Mark Goodman and Cynthia Jagger to review the process they
foliowed In marketing the property and obiaining the Letter of intent from
OpenForm,

Mir. Goodman explained the marketing process that included creating a wehsite, a
social media program on Facebook for Business and Linkedin, contacting Goodman
Commercial Inc.'s client Hst, and mailing an information brochure created far the
property,

The responses generated were peasantly surprising and resuited in sbout 30
comfidentially agreements being signed allowing interested parties to obtain
pertiment documents, The challenges of the pending buitding repairs and City of
Vancauver Work Order for the exit stairways resulted in severa verbal offers ranging
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from low 52,000,000 to low 53,000,000, There were 5 legitimate interested frarties
and 2 letters of intent were offered and considered.

Mr. Goodman provided a handout for owners that included further detalls on the §
offers and explained how negeotiations with 2 parties resulted in the signed Jetter of
tent with OpenForm that & now being considersd.

Mr. Goodman felt it was a very competitive process where the market established
the property value. He advised that arrangements were made for the buyer's
representatives to inspect the praperty with representatives from 3 engineering
firms,

Qwners were adwvised of the next steps in the process that Incduded negotiating 3
Purchase and Sale agreement incomorating 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 o lohg process,

it was noted that the strata corporation remains responsible for the repair and
maintenance of common property and assets until the transfer of the property o
the purchaser bas comgleted.

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

Fellowing discussion en the valuation methods used toa determine the listing price,
Ms, Mok supgested that the properly value was closer 1o 56,000,000, Mr. Goodman
and Ms. Jagger disagreed stating the market value was established through the
marketing process and is lower than 56,000,000 because of the required repairs o a

building that is failing. It was alse noted that the Ciy of Vancouver Work Order must
continle.

Discusslon foliowed about the reguirements of the buyer that included completlng
its due diligence, likely retaining engineers and other professionals, and arranging
financing. Hased on the dates established in the letter of intent it was noted that the
zale could complete between November 2021 and Aupust 2022, but that shorter
completion date could be achieved if all & strata lots were sold to the buyer. My,
Goodman advised that buyer is open to purchasing all strata lots, which woudd not
require the strata corporation to be wound up.

Under the court process, an 80% vote is required 1o appoint a liguidalor to wind up
the strata corporation. Concerns were expressad that the strata corporation would
remain responsible for the building repairs during that process, which could be up to
2 years. The maiter of required huilding repairs to make 501 habitable was #lso

R
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discusserd.

There was also discussion about the process involved if the proposed resolfution
giving direction to wind Utp the strata corporation failed. |t was suggested the
vptions included applying for a court-ordered wind up, arranging for sale of 100% of
the strata lots to & buyer, or repairing the building envelope,

Follwing discussien an what would be required to pursue a 100% sale of the stralg
lots, including amendments to the Administrater mandate {which couid be achieved
by consentd; a straw vote was taken on whether owners would be in favour of
pursuing & 100% sale of the strata lots. Based on esthmates relating to costs
associated with a windup provided by the Administrator, it is estimsted owners
could save in excess of 340,000 per strata lot in legal and liguidator costs plus a
significant amount of time through a 100% sale.

The resuits of the straw vote were that 401 was not in favour of 3 100% sale a this
time. Folowing discussion about keeping the 100% sale option open,

It was MOVED AND SECONDED (501/501)

That the majority vote be amended by adding the following wording to the
resolution:

“and that the strata corporation reserves the right to authorize the Administrator to
pursue a private sale of all six {6) strata lots, under a single agreement, at a future
date.”

A wvole was taken by a show of hands and the amendment to the majority vote
resolution was declared
CARRIED {5 votes in favour, 401 abstained)

A vote was taken by a show of hands 2nd the amended majority vote resslution to
provide instructions to the Admintstrator was dectared
CARRIED {5 votes In favour, 401 abstained)

h. Petilioners' Reasonable Leval Fees — ¥ Vole Resolution

A mation was made by 501 to consider the 3 Vote Resolution but it was not
secanded, Mr, Cambrey advised the resolution could not be discussed untess the
meotion was seconded. He alse neted that considering the proposed resalution
provides an opportunity for owners to agree to a reduced amount of legal fees, if
there is unanimous agreement.,

cigiag
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It was then MOVED AND SECONDED (501/401)

WIEREAS:

The Administrator for the Owners, Straia Plan VR 456 (“Strata Corporation™) is
required to call & meeting of the owners pursuant 1o paragraph 4 of the BC Supreme
Court Consent Order dated April 17, 2020 (“Consent Order™) to consider a resalution
to revaburse the Petitioners namued in Supreme Court Action #NEW-5-8-22743, New
Westminster Registry their reasonable legal costs in the Court protecdings ieading to
the Consent Order; _ .

ANB WHEREAS: -
The Administrator has recently seceived correspondence from the Petitioners® legal
counsel stating that the Petitioners” reasonable legal fees amount to $20,000;

EEIT RESCGLVERD

Iy & ¥ vote of the Strata Corporation, that a apecial levy in the aggrepate apoant of
Tweniy Thousand Tolars {320 000.00) be assessed against Strata Tots 1 through 6
(inclusive) for the purpose of paying the reasonable legal costs of the Petitioner in the
lepal procecdings leading up to and sosuliing in the Consent Order. Such special fevy
shail be due immediately but may be paid, for convenience purposes only, on October
1, 2020 as 3¢ out in Schedule “A* below,

SCHEDILE A"
THE OWNERS, STRATA PLAN VR 456 - Spruce West

SPECIAL LEVY SCHEDULE
Petitioners' Legai Costs

TOTAL SPRCIAL LEVY 320,006,040

TOTAL UNIT ENTITLEMENT 5,738
_TOTAL SPECIAL LEVY /UNIT NTITERMENT o $348554
STRATA UNIT TOTAL
LoT SUITE  ENTITLEMENT _ SPECIAL LEVY
! 101 984 §3,429.76
2 201 971 3,405.37
3 501 977 340537
4 401 977 3,405.37
5 501 977 340537
§ 601 846 2,948.76
__TOTAL  TOTAL 5738 s26,000.00
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Mr. Cambrey asked Ms. Maclennan # the petitieners were open to accepting an
ameount lass than set out In the reselution and was advised that 514,000 would be
acceptable. The remaining owners did hot agree with the revisad amount and Ar,
Mendes advised that there s no doubt the petitioners wifl get some costs.

R

i was then MOVED AND SECONDED {p01/501)

That the % Vote Resolution be amended to an ameunt of $14,000.

Folkowing discussion, Mr, Mendes advised the court awards costs based on a tarilf,
Corsidering the court order issued was by consent, he suggested the tariff might
resuft in 2 510,000 amaunt.

it was then MOVED ANG SECONDED {601/501)

That the amendment to the ¥ VYole Rosolution be amended to reflect an amount
of 510,000,

Following discussion on jegal fees paid by other owners who supported the consent
order, 2 vote was taken by a show of hands and the amendment to the amendment :
was derlared

PEFEATEL {2 in favour (601 and 501}, 4 opposed {401, 301, 201 and 101})

Following further discussion, a vele was taken by a show of hands on the
amendment to the ¥ Vote Resolution and it was declared

DEFEATED {2 in favour {601 and 501}, 4 spposed (403, 301, 201 and 191))

A vote was taken by a show of hands on the original % Vete Resolution and it was
dectzred

BEFEATED {2 in favour {601 and 501}, 4 opposed (401, 301, 201 and 101))

19. ADJOURNMENT

There betne ne further busingss, owners were thanked for their attendance and
the meetlng was terminated at 546 p.m.

e
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From: itk Sslmarn..

Tow JMegae Bpchanan

Subject: Fwd: West 13ch - Futther Firrancid Analysis
pater Wedresday, May 32, 2021 1:31:58 pm

CALTION: This emalt originated trom oukside of the organ;zatlon Dl:l n{:t L”Lk on Ilnks or. c:-pen aT.EaLhrnents unle55 S
you recognize the sender and khow. the content is safe. R SRR . T R A

Mark Goodmarn

Frinelyad

Fersonal Real Estate Corgoration
Direct: 604 71£ 4790

QooaMANERAR0T CriT

Goodman Commercial Ine.
SER-2608 Granville Straat
“Wancouver YaH 33

Cffice: 504 553 5511

——————— Forwarded message -———-—

Trom: Morm Shearing <pshearingfopen fompropertics.cas
Dale: Tue, Sep 22, 2020 a1 5:36 PM

Subjeet: Re: Wost F3th - Further Financial Analysis

To: Mark Goodman <mark@goodmanrepornt, come
Ce! Cynthia Fagper <cynthis@goodmanreport coms

Bummer! But what clsc eould he do. Thanks {or letting me know. Picase keep us in mind if
things po sidewsys with this group.
Al the best, Nomm

Sent rom ey iFhane

On Sep 22, 2020, ot 5:03 P, Mark Goodmen <menk@vondmanreport.ecoms
wrote:
Hi Nomm,
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Appreciate the time vou took to provide feedhack, The Administrator has decided
L work wilh another group with a higher price. Wo'll keep you posted in case
ihings change. With respeet (o the deposit, bete is a response from the
Administrator

Hi hark,

Further to our elephone discussion this afternoon, T agmee (o the release of the
depostt to OpenForm it that has nol already ocovrred.

Begards,

T, Garth Cambrey, B. Conun,, C A%, B
Administrator

Mark Goodman
FPrincipat
Fersonal Real Ealata Corparalicn
Rirect: 604 714 4790
—Gond ManreporteaL

Goodman Commaearcial Inc.
LE0—2606 Sranviie Slran)
Wanoower WiEH 3W3

Office: 604 558 5511

From: Mark Guudman <markiglgopdmanreporl, com
Sent: Tuesday, September 22, 2020 12:1F PM

lu 'Norm bhearing wwwmw Cynthia Jagger
iafmyn :

Suil jecl.. HE: West 3k - }'urlher Financial & nulysis

Hr MNonn,

NIE



Thenk you for your email - we will bring this (6 the Administrator and get back to

oL

Regards,

Mark Goadman

Principal

Parznnal Feal Eslale Corporation

Direct; 804 7id 4790
—poodmManenar,chEy..

Goodman Commereial Ing.
SE0-ZA08 Grandlie Sreet
Vancouver VEH 3V3

Ciffhce: §04 550 8511

From: Norm. Shearing <nsheari

Sent: Tuesduy, September 22, 2020 12:07 M
To: cynthis@poodmanreport. comy, Matk Goodman

<mark dinansenort.e

Suhjecf; West 13th - Further Financial Analysis

Hi Cynthia and Mark,

Further to your call yesterday, T have summarized three proformas for your

review and consideration for the West 131 properiy; two, hased o1 4 concrete a
high tise form and one for a 4 storey townhouse.

Each of the two concrete proformas wse the same hase mumbers:

The Cast sumber includes Hard Costs, DCC’s, Soft Costs, Soft Cost contingency,

b1,650/5sf

1. Gross Density 9750 5F
2. F5 1.56

3. Saleabls Density T.630 st
4. nits 8

5. Sales rovenue

A Costs $8,302 060

112
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Marketing, Froperty Tux and Financing, Tor this cxercise T have kept the

finaneing cost the same for both options, The variables under costs are the Land -
andd Property Purchase Tax.

Option |

In this option I put in a plugged number for Lthe tand at $2.5 million and it
produced a ROGC of 1254

Option 2

In this option 1 did a land residoal caleulation based un g ROC of 15% and it
yvielded a tand yalue of $2.24 million.

Option 3

The 4 storey townhouse uvsed the foHowing munbers:

1. Grass Density 8,003 sf
2. Salrable Density 5,063 5T
3. F8R 129

4. Tlnitg 8

5, Sales Revanue $1,400/ssf

Tnder the woning, the greater the building food print arer, the less density vou are
ablc to place on the site. This accounts {or the ditference 16 FSR between the
concrete tower {small footprist]) and the townhouse form (large footprint), Refer

to architeetural drawings senl in my September 181 email,
Under this scenario il produces a land value of $2.8 milkion.
AnalysisMusings

i, H[ales value

Under both the concrete at $1,650 and woadframe at $3,400, the sales value used
in the proformas are at the higher end for the area. A more suppartable number for
the woidframe 15 likely in the $1,200s and $1,400 - $1,500s for lhe tower, To
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achicve the higher numbers a higher level of spec. is reguired

2. Construction Costs

Hecausc both construction options are very sinall, the costs are high, Under the
wouodfiame option | cannot get my construction costs down enough o support a
lower sales price, O the concrete oplion 1 received two quotes that were quite far
apart and I blended the two for vse in iny proformas, ! received one quote for the
woodframe which was high but then [ thought their conerete price was high until T
received the second (quote which was higher

{Hter

Under the three options the land values range from $2.24 M to 2.8 M. Both the
conerete apd woodframe oplions carry their own degree of risk and | have ravely
sgen #n carly consiruction number be reduced with additional design and
spectfication information. That said, | believe a land porchase piice of $2.5
mitlion is suppariahle,

Thts is & bsg chanpe front e otzpinal ofler and 1 feared this weald happen onee §
{or anyone) had the opportunity 1o look into the financials of the projeet. This
certainly won’t make the process anty easier or shorter but we are paticnt and wiil
do what is needed if given the opportunity to move throwgh the process with you,
Please let me koow what you think. I lock forwsrd to hearing trom yoo.

Cheers, Norm

Norm Shearing

President

<imagefHil jpg>
2044 Burrard Sireet

Vancowyer, BCOVED 3HS

1 604,659, 3208
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LETTER CGF INTENT

September 21, 2020

To:  The Cwiners, Strata Plan VRAGE {the "Strata Corporation”) ¢fe Goodman Commerchal
inc, {"Goodman®] #560-2608 Granville Street, Yancouver, BC, V6H 3v3

Attention:  hMark Goodman Personal Real Estate Corporation and
Cynthia Jagger Personal Real Estate Corporation

RE: 1039 West 13th Avenue, Vancouer, B.l:., {the “Property")

The followlng sets out the basic terms upon which we, Butierscotch Holdings the. {the
“Purchaser”] would be prepared ta purchase the Property. The terms are not comprehensive
and we expect that additional terms will be incorporated into a formal agreement fthe -
“Agreement”) {0 be negotiated. In making this offer, we acknowledge your information to us
that:

= The Strata Corporation is a strata corporation established under the Stroty Property Act
{the "SPA”™), represented by its administrator (the "Adminlstratoe”), Garth Cambrey,
pursuant to an order of the B.C. Supreme Court, dated April 17, 2020 {collectively the
"Administrator Qrder”) in the matter of Modennar and others, v, The Owners, Strota
Plan VR456, BCSC MNew Westminster Registry Mo, 5222743, who may contractually bind
the Strata Corporation in accordance with authority granted to the Administrator
pursuant to the Administrator Order. More specifically, pursuant to the Administrator
Order, the Administrator has the power to cause the Strata Corporation to execute this
LD, and negotiate and enter nto the Agreement with the Purchaser, provided that
certain decisions of the Adminlstrator are cenditional upon obtaining the approvals
reguiretd under the SPA,

= The Administrator Order authorizes the Administrator to proceed with the proposed
transaction is by way of the process described In Part 26, Division 2 of the 5P4, being &
“Woluntary Winding Up With Liguidator”, Alternatively, the Administrator may apply to
the BC Supreme Court to amend the Administrator Order 1o allow the Administrator to
procesd under Part 16, Division 3 of the SPA, being an “Involuntary Winding Up With
Liguidatoy” [either being, the “Winding Up Process”),

v The Winding Up Process will not be formally commenced uniess either of the following
orelary:

© 1. the Winding Up Resolutions {as defined in paragraph B{c){i}A of this LOI) are
' appraved at a special general meeting of the Strata Corporation; or

IRIT9 RT3
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2. the Winding Up Resoluticns are not approved, but the Adminlstrator elects 1o
make, and succeeds with, an application to B Supreme Court to seek a Court
Order pursuant to Sectich 284 of the 5PA to complate an Involuntary Winding
Up With tiquidator,

The hasic terms proposed for the Agresment are as follaws;

1 Purchaser: Butierscatch Holdings nc.

2, YVandor: The Owners, Strata Plan YR456 {coliectively the “Vendar” or the
“Strata Corporation”}

3 Property: The entire development as “Spruce West” comprising &
restdential units and comman property, located ina stngle
building, as currently further deseribed as:

Stratalots1-—-6

WRASE, District Lot 526, New Westminster Land District, PED G04-

046-471, 004-D46-480, 004-DAG-4558, 004-346-501, 004-0456-510,

O04-0456-528

together with an interest in the commmon property in propartion

to the unit entitlement of the strata lois as shown o Form 1 -
free and clear of aH liens, charges and encumbrances at Closlng, except those non-
financial charges and recorded on tides 10 the Property as at the date hereof and
tenancles of any strata lots that have not terminated as of Closing,

4. Eurchase Price: 43,900,600

5. Daposits: Subject to paragrant 10 of this Letter of intent:

{a} Within 2 business days of rﬁutual executlon of this letter, the Purchaser wiil
deposit with the Purchaser's lawyer feing Madataky & Company} in trust, the
armount of 100,000 [the "Depaosit”) which will be invested in an interest bearing
trust account with any interest aceruing to the Purchaser and will be fully
refundable to the Purchaser if the Agresment is not entered into by the parbes
withln the time provided herein;

() Within & business days of the Purchaser giving notice to the Vendar that the First
Purchaser's Condition (as defined In paragragh 6 of this LI} has been waived ar
satisfied in accordance with the Agreement, the Beposit will be inCreased by the
Purchaser an additionat S100,800 to total 200,000 and will be fully refundable to

[HPY3LT 5 M
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the Purchaser in the event that the Vendor's Second Condition {as defined in
paragraph & of this LOI) is not satisfied or waived within the time provided hergin;

{c} Within 5 husiness days of the Vendor giving the Purchaser notice that the
Yerdor's Second Condition has been satisfied or waived in accordance with the
Agreement, the Deposit will beincreased by the Purchaser by an additional
$100,000 to total 300,000 and, except a5 set ouft in paragraph 11 of this LOI, will

he Fully refundable in the aveni that the Sacond Purchaser's Condition i is not
sattsfied or waived; and

The Beposit and any accrued interest will be applied to the Purchase Prics at the closing
{"Closing”™} of the purchase and sale of the Property in accordance with the Agreement.
If the Purchaser defaults at Closing, the Depnsit and any accrued interest will he
refeased to the Yendor as liguidated damages and its sole remedy.

a. Canditians Precedent;

fa) First Vendat's Condition: The obligation of the Vendor to enter into the
Agreement regarding the proposed sale of the Property to the Purchaser will bo
subject to satisfaction or writken waiver by the Vendor of the folowing candition
within thlrty {3[}} days of mutual acceptance of this LDI “mnsultatinn by the

Dwners"} to determine whether, in the sole discretion of the Administrator,
there is sufficient support arpong the Owners to proceed with the holding of a
general mesting of the Strata Corporation for the purposes of passing the
Winding Up Resolutions (the “First Vendor's Zondition”):

(ko Flrst Parchaser’'s Condition: The oblipation of the Purchaser to purchase the
Froperty will be subject to satisfaction or written waiver by the Purchaser of the
following condition(s) {collectively the "First Purchaser's Candition”) within ten
{10} days after the mutual execution of the Agreement:

{11} The Purchaser conducting, and being satisfied in its sole discretion with, the

results of envirenmental and geotechnica invest|gatlons of the Property;
and

{12} The Purchaser condutting, and belng satisfied in its sole discretion with, a
review of the physical condition of the existing strtctures on the Praperty.

feh Yendor's Second Condition: The obligations of the Purchaser and the Yendor 1o
vompiete the purchase and sale of the Property will be subject to satisfaction of
the following conditionis) {collectively, the "Vendor’'s Second Condition”) withln
TWO HUNDRED TEN {250) days after the Purchaser having given the

ok HEERT)
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Administrator notice in welting of the waiver or satisfaction of the First
Furchaser's Condition:

Either:

{it  the Strata Corporation:

A. passing the resatutions required pursuant to the Winding Hp
Process, including to :

{1}
{2)
{2)

(4]

appoint the Liguidatos:

'appmue the winding up of the Strata Corporation;

approve the sale of the Property on the terms set out in
the Agreement; and

if required, approve use of funds from the contingency
reserve fund and/or impose a special levy to pay costs of
the Winding Up Process,

{collectlvely, the “Winding Up Resolutions”); and

B. obtaining from the BC Supreme Court an order putsvant ta
sectlon 278.1{4) of the SPA to confirm the winding up of the
Strata Corporation {collectively, the “Winding U Confirmation
Orcber™);

QR

{if} in the event that the Strata Corporation fails to Fass the Winding Lip
Resolutions and the Adminisirator notlfies the Purchaser In writing {the
“Division 3 Naotice”} within THIRTY {30} days of the date of the meeting
at which the voting on such resgiutions took fHzce that the Administrator
infertds to seek from the BC Suprams Court an order for the winding up
of the Strata Corporation and the appolntment of the Uquidator pursuant
to section 284 of the Act {(collectively the “Division 3 Orders”), the
Administrator obtaining the Division 3 Orders.

The Administrator may, by written notice, extend the date for sattsfactlon of the
Vendor's Second Condition from time 1o time, provided that the Vendor's Second
Condition may not be extendad by more than ONE HUNDRED EIGHTY {X20) days
afier the original date for satisfaction of the Yendor's Second Condition.

{NOHEEEDTS}

5
Uz
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{d)  Vendor's Third and Fourth Conditions: The obligations of the Purchaser and the

Vendor to complete the purchase and sale of the Property will be subject 1o
satlsfaction of the following conditionfs):

il Within SIXTY {60) days after the Vendor having given the Purchaser
written notification of the satisfaction or wakver of the Vendaor's Secand
Condition, the Liguidater obtalning the court orders required pursuant ta
section 279(1) of the Act (collectively the “Wasting Orders”}, including to
vest title {0 the strata lots comprising the Property in the name of the
Liguidator, effective an the Closing Date,

{the “Third Vendoy’s Condition™).

The Administrator may, by written notice, extend the date for satisfaction
of the Third Vendor's Condition from time te time, provided that the Third
Vendor's Condition may not be extended by niore than NJINETY {90) days
after the original date for satisfaction of the Third Vendor's Condition.

and

{ii) The Liguidator obtaining a % vote resolution to approve the disposition of
the Property and any other land andfor personal property In accordance
with section 282 of the SPA {a "Liguidator's Section 282 Resclution”}
following the grant of the Vesting Orders, the approval of 3 Liguidator's
Section 282 Rasolution by the Owners (the “Fourth Vendor's Condition”}
within THIRTY {30) days of the Third Vendor's Condition being satisfied.

If the Second Vendor's Condition, the Third Vendor’s Condition and, the Fourth
Vendor's Condition are not satisfied within the times provided, the Agreement
shall become null and void. In such an event, and subject to paragraph 10, the
Deposit will be returred to the Purchaser immediately.

{a] 1athe Approval of 800 Vote Resolution: The partias acknowledge and agree that
the procedures associated with the Second Vendor's Conditlon and Third Ven dor's
Condition are necessary to effect a sale of land within a strata plan whera 80% o
more, but less than 100%, of the vwners of strata Jots wish to appaint a liguidator
to wind up the strata corperation and sedf the land within the strata plan.

If, st any time, 100% of the Qwners decide that they wish to have afl the lang
within Strata Plan VR456 sold pursuant to the terms of the Agreement, then at the
option of the Administrator, the Liquidation Process wifl be suspended or will not
be used to complete the sale and purchase of the Fraperty and, instead, the
Purchaser, as purchaser, will entar Into # new or amended Agreement with al}
such Owners, as vendors, with such changes to the Agreement as may be required
to provide that the Owners will be the vendors thereunder, to delete the Second

4
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Wendor's Condition and Third Vendor's Condition and to provide that, to the
extant the Deposit payments contempiated in Section i) have not already been
paid, they will be payable on the later of the date on which the Purchaser's
Conditions are satisfied or walved by the Purchaser and the date which is three (3]
business days after the executlon and delivery of the new or amended Agreement
by the Purchaser and aif the Owners. ' '

Provided that, if the new or armended Agreement is not executed and dalivered
by alt of the Owners within thirty (20) days after the date on which the Strats
Corporation has advised the Purchaser that all of the Owners have agreed to sefi
their strata lots to the Purchaser, then the Liquidation Process will be resumed.

Communications: The Purchaser acknowledges that all communicatlons with the Vendor
regarding the subject matter of this LD shall, as long as the Administrator's
appointiment continues, take place only through the Administrator or Goodman, unless
otherwise directed by the Administrator in writing,

Return of Yendor's Materiais: All coples of the Vendedr's Materials will ha returned to
the Vendar or destroyed if the Agreement is not exceuted within the time provided,

Closing: The Closing will ooctir on a date to be agreed between the parties, not iater
than ONE HUNDRED TWENTY (120) days after satisfaction of the Vendor's Fourth
Conditian.

Costs: The Purchaser acknowledges that the Yendor will need to incur signlficant costs
to complete the sale of the Property ta the Purchaser with the assistance of the
Liguidator {the "Vendor's Campletion Costs™).

Within 5 husiness days of the satisfaction of the Third Vendor's Condidon and the
Fourth Vendor's Condition, in accordance with the Agreement, the Purchaser wiif assist
the Vendar in paying such Vendor's Completion Costs by providing alf necessary
instructions to the Purchaser's solicitor 1o release From the Benosh up to $35,0006.00 in
aggregate, 1o pay the Vendor's Completion Costs, including legal and Liguidator's fees as
incurred. Notwithstanding paragraph 5 and 7 of this LOY, aff such funds released from
the Deposit will be non-refundable.

Otherwlse, the Purchaser and the Vendor will each bear their own EXpenses in
connection with this Letter of Intent and the purchase and sale of the Froperty,

Confidentiaifty: Except as cortemnplated in paragraph 12{b) or as otherwise may be
necessary to disclose to the BC Supreme Court to satisfy the Vendor's Second Condition
and the Third Vendor's Conditlon, all negotistions regarding the Property will he
confidential and will not be disclosed to anyone other than the Cwners, and the
respective advisors and intermal staff of the parties and hecessary third parties, such ag
lenders approached for financing,

[OIRSET
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Next Steps; Upon execution of this Letter of intant:

fa) Each of the Purchaser and the Yendor wili act honestly, diligently and in good
falth in their respective endeavors to negotiate, settle and execute the
Agreement within Fourteen {14) days following the walver or satisfaction of the
First Vendor’'s Condition. The Purchaser acknowledges that, given the nature of
the Vendor as a strata eorporation established under the 5PA, the Agreement
will contain very few of the representations and warrarties contained In a typical
agreement of purchase and sale;

{i]! The Vendor will:
i) call a meeting of the Owners pursuant to paragraph 6{a} of this LON;
{ii} take stich other steps as the Adminlstrator deems NECEssarY ta:

A inform the Owners of the transaction tortemplated heretn, and
to ascertain the level of support to proceed;

B identify issues which should be addressed in the Agraament; and
C keep the Purchaser informed as to the faregoing; and

{ch Thé Purchaser whl ditigently pursue satisfaction of the Purchaser’s First and
Second Conditions.

Assignment: The Yendor and the Purchaser agree that:

{2) this letter of intent must not be assigned without the written consent of the
Vendor {except for assignment to an affiliate of the Purchaser); and

{b} the Vendor is entitled to any profit resulting from an assignment of this letter of
intent by the Purchaser or any subseguent assignee. Mo assignment will releass
the Purchaser from its obligations hereunder,

Notwithstanding the foregoing in this paragraph 14, the Purchaser shall have the right ta
assign this LOI / the Agreement to a company that is an affiliate of the Purchaser, and
which the Purchaser or an affiliate of the Purchaser Is no less than a 50% cwner of the
issued and outstanding shares thereof {with Affiliate having the meaning ascribed ta it in
the Business Corporation Act [British Columbial} or other afffliated entity of the
Purchaser, provided that notice of such assignment [s provided to the Vendor within a
reasonable periad of time prior to application to approve the Vesting Order so that such
asslgnment may he Incorporated therein, and upon such assignment being rmade It |s
uriderstood and agreed that the Purchaser shall not be relieved of any and alf covenants,
obllgations and/or liabilities herein contained and the Vendor Agrees 1o complete the
transaction herein with the said assignee as if the assignee were the original named

8
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Purchaser, In the event that the Purchasar assigns this LOf/the Agreement as permitted
oy this paragraph 13, the Purchaser will forthwith provide notlee in wrlting to the
Adrnlnistrator and, if sppointed, the Liquiidator.

Mot a Binding Agreement; This L0 {except paragraphs 5 (a), 11, 12, 13, 14 hereof) dors
net create 2 binding contract and wiil not be enforceable. Only the definitive

Agreernent, duly executed and dellvered by the Vendor and the Purchaset, will be
erforceable,

As is; The Purchaser will acquire the Properly on the Closing Date in “as-is” condition, as
of the date of satisfaction or written waiver of the Purchaser’s Conditions.

No Warranties: The Purchaser has reliad solely upon [ts own due diligence examinations
and inguiries and acknowledges that the Vendor has made no Wwarranty or

representation with respect to the state or condition of the Property upon which the
Purchazer has relied,

Occupancies sfter Closing: Any Strata Lot owner who executed and delivers to the
Purchaser, on or before the Clazing Date, an owners’ agreement (the “Owner's
Agreement”) in the form to be attached to the Agreement may, followlng the Clesing
Bate, continue ta remain in possession of the dwelling unit consisting of the Strata Lot
writich was owned by such owner prior to the cancellation of the Strata Plan rent free
fbut such owner will be responsible for utifitles}, untl! no later than the date {the
“Delayed Passession Date”} which is four {4} months following the Closing Date, and,
subject to-the following paragraph, the Purchaser will have vacant possession of such
Strata Lot from and after the Delayed Possession Date. For greater cartainty, any Strata
Lot owner who does not execute and deliver 1o the Purchaser an Owner's Agreament on
or before the Closing Date will be required to vacate the Property on ot before the
Closing Bata.

Apency Disclosure;

{a} The Purchaser hereby acknowledges that Geodman represented by dark
boodman PREC, and Cynthia Jagger PREC [collectively the “Designated Agents”)
have an agency agreement 1o represent the Vendor as a client in respact of the
transaction contemplated herein; and the Purchaser heraby furthar
acknowledges and confirms that Goodman and the Deskgnated Agents have no
agency relationship with the Purchaser and thereby confirms that they are an
Unrepresented Party in accordance with the Real Estate Services Act of British
Columbia.

Sales Cormrnissions: The Vendor will be solely responsible for payment of 3 sales
commission to Gopdmah In connection herewith.

Y
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FiL Acceptance: If the Strata Corporation is agreeable to the foregoing terms, please sign
and retum 2 dupiicate copy of this Letter of Intent by no fater than by 5:00 p.m. At Se Pr'ﬁﬂé*d’ﬂf
25th, 2020. An electronically transmitted copy is acreptable, .
Yours truly,
Butterscoich Hol
Par:
The above terms are accepled this ' _dayof , 2020,

THE OWNERS, STRATA PLAN VR455

Per:

L INRE ]

Garth Cambrey, Administratar

L
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This is Exkibit “0F referred o the affidavit of
fdark Goodman; affirmed bafore me on

fune 19, 2071

1,/‘1»?er_, f{f;?#__ﬁﬁ_,.-—-""

A Cnﬁmi:’-siﬂner For Toaking Afflaxyits
in Beitlsh Colurnbla

.
el

tegan J. Buchanan
Lawyer
B50-800 HOWE STREET
VANCOUVER B.C. V&7 2M4
TEL: (604) 685-3687
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From: Mady Croodimat
Tai —Megyg Pychanen
Sublect: Puved: PY: VR 456 Sales Comps
Data: Wednearday, May 12, 2021 1:43:57 P
Artachments: _Hougeladang
Slderylotacs (1900-As) Ko
Plew Wirl ﬂﬁ'gr {235 ﬂﬂ;
_Similar-virtege [1570- 1SS v

s recogile the :uender and know the contont 1 safa, -

CAUTION: This email origlnated from. outside of the nrg ﬂ]'IIEdIIEIh D:: rmt ::I;l:ic an E|nks o upEn attachments ifniess “

Mark Goodman

Prisecipat

Puarsinal Real Estale Corporadion
Direct; 604 714 4700

_gtesiTnaaneher.com,

Goodmarn Commerclal Inc.
BEG-ZE0E Sranville Biroat
Wanooivar WEH 34l

Office: 504 558 5511

S Forwarded message —--——-

From: J. Garth Cambrey <ypeambroymshaw ca>
Dade: Wed, Ocb 7, 2020 at 10:40 AM

Subject: FW: VR 456 Sales Comps

To: Paul Mendes <pgny@imiaw.ca>
Ce: Amanda Magee <amm@lemlaw ce, <murk@gnodmanteport cong

Paul,

The parchaser has adnsed Mark Gooduan that the proposed sakes price of $3.9 million wilt
nok work,

) just spoke with Mark about this and he is waiting tor Bytterseotch to come back with g
revised sales price. We can discuss next steps after we have thut infonmation.

{Gutlh



From: Mark Goodman [madttoomark@danodmaeeport core]
Sent: Wednesday, October 07, 2020 10:11 &M

T 3. Garth Cambrey

Ce: Cynthla Jagger; Manraj Dosanin

Subject: PW: Sprure Sales Comps

Hi Garth,

Juest got 1has note. Twill repord back (o you when 1 leam mora.

Reprards,

Mark Goodman

Principal

Personal Real Estate Corporalion
Giract: 604 714 4740

_yosdmarvencd, oom

Goodman Commercial Ine.
SEO-D2E00 Geanvilla Stragl
Vancowver WEH W3

CHfice: 804 558 5511

Seni: Wednesday, October 7, 2020 939 AWM
To: Marl: Goodman' <ins g odETIANTE RO, CoLE

Ce: Nevin Sangha’ CHevincamerine. coms
Subject: FW: Spruce Sales Comps

hiark,

We arc baving a hard time making the mambeys at Spruce work at $3,9m purchase price. Our

analysis so Tar, with a kot of unkeowns still is as follows:

Purchase price: 33.9m

127
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Outside repair; $1.6m

Inside repairs: $0.6tn

Taotal: $6m all in costs

As you can see below the curront estimated market value would be around $1,000/sg 1t or S6m
1oeal. This leaves no room B any profif, cost of money or our time,

Pleage call me to discuss,

‘Thanks,

Rahoni

The attached spreadshests show sl attached sales over the lasl six months in the foltowing
mapped region. I broke i up into three scgments by vintage: 1470-1990 {similar vintage to
Spruce, showing as-is value), 1990-2005, and 2005 (meant to show a ceiling).

It'd be tough to push $1,100 PS¥ - you can get new condo product for that price. Benefits of
Spruce, which may allow you to push slightly beyond these averages. are its location and a
whole floor per unit. Downside is, of course, clear history of building condition issucs.

Rerivn Mapped
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This is Exhthit "B referred to in the affidevit of
Mark Goodman, affirmed befere ma oo
June 4, 2021

Tl Bl

A Com issioner for Taking Afidavits
in Britisk Columbia

Magan J. Buchanan
Lawpar
650-900 HOWE STREET
VANCOUVER B.C. V62 24

TEL: (604) 685-3587
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PURCHASE AND BALH AGREEMENT

THIS AGREEMENT i dated for reference MNaoveober 6, 2020,

Beraeen:
BUTTERSCOTCH BTN N,
theroinafiee called the "Furchase™
And:
THE OWNERS, STRATA PLAN VR456  (hercinafier cailed the *Vendor")
WHEREAS:

A, ke Vendor is 3 strata cotporation (the "Strata Corporation™ sstablished under the Sirae

Property A, SBC VDS, ¢, 43, az amended (the "SPA") and sepresented by ity Admindistrator (the
"Administrator™), Crarth Cambrey, pumsuant to an order of the B.C, Supreme Cooct, dared
Apdl 17, 2020 [collecdvely the "Admindstrator Order™) in the matler of Mesbanar and stberr o
The Qamers, Ytrwda Plan VEASE, BUSC New Westininster Registry No. 5222743, who mmay
contractually bind the Sitam Corpotation in sccordapee with asthority granted o the
Admindstrator pursuans 1o the Adradnistraioy Order;

the Administrator has the power @ rause the Strara Corporation o enter into this _d’;,g:tcmenl:
with the Purchaser, provided that cormin decisions of the Adminisorater sre conditonal upon
nhtaining the approvals reyuired under the SPA;

- the Administator Order avthorizes the Administraior to proceed with the transzotion

contemplated b this Agreement by way of the process described in Division 2 of Past 16 of
the SPA, being 1 "Yolantary Winding Up With Liguidat™, Alcroadively, te Administrator
may apphy to the Supreme Cowt of Britisk Columlia (the "BCSC™ to amend the
Aelministrator Order to allow the Admimstrater o proceed with the transaction conemplaed
Iay this Agreement by way of the provess described in Division 3 of Part 16 of the 5PA, beirys
an "Tavoluntary Windiog Up With Liguidator®, or the teonssction contemplated in Schedube
D flerms of 100% Approval of 3alel of this Agreetnent, The provisions of this Agrecment wilk
be interpteied so a8 to pive cffect o the szle and parchase of the Property putsuant to the
windiny up, whether pursuant to Division 2 or Division 3 of Part 16 of the SPA; and

the Purchaser wishes to purchase all of the lepal and beneficial inlerest in the Propesty fes
defined in Sectinn 1.14e]} and, subject w0 compliance with the requitements of the SPA, the
Wendaor wishes to scli, to the extent permitted by Division 2 and/or Division 3 of Part 16 of the
S1LA, all of the fegad ohd beneficial intetest in Lhe Yropetty v the Purchaser oa the terms and
canditions set out harein,

NOW THEREFORE, in consideration of the premises and mutual covenants, sgreements, conditorns
and provises contained hercir, and the payment of Ten Dallars S0} by cach of the parties o the

./)vg
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uther, and other pond and walvable consideration, the recerpt and sufficiency of which is herchy
acknowledged by each of the pardes, the prarties coverant and agree with cach other 2 follows:

L PURCTIASE AND SATE

1.1 The parties scknowiedge and ageee that:

Fat
Y

{b)

{c)

el

)

this Agreement is being entered into by the Vendot pursnant to an fatended winding up
of the Vendar with 3 ligeidator pumuaat to Division 2 and/for Division 3 of Part 16 of
the 3P A, and the provisians of this Apreement wifl be intetpreted 5o as to give effect o
the sale snd potchase of the Property putsuznt to the said winding wp;

the Liguidater {as defined in Seedon 114} must be appoiated 10 effect the voluriaty
winding up of the Vendar and the sale snd purchase of the Property as contemplaled
by this Agreement, [n the event that the First Mutmal Condition (as defined in Section 3
of Error! Reference source not found.) js sadsfied and the Tiguidator is appoioted
pursaant to the SPA, the partics acknowledge and agree that this Apreement wit] be
subject to wview and comment by the Liguidator and irs solicitors, and the partics agree
ta make such technical aod procedural atnendmenss 1o this Agrecment as are reasonably
regquested by the Liquidator and its selicitors wo facilirate the sale and purchase of the
Property oo the tetms conrernplared Lerein, provided thar the (adure to make uty such
ametultments will not affect the validity or cnforceability of this Agreersent, which will
renain bincding on e parties hereto; :

it t00% of the Crwners {25 defined in Section 5.34a)) approve the sale and purchase of
the Property, then subject to any confrary direction of the BOSC, a1 the opron of the
Administrator on behalf of the Vendnr, the iquidation Process (as defined in Section
51(R)} witl be suspendec, and the Purchaser may enter inw individual contracts of
purchase and sale for each of the Strata Lots, as provided in Scheduie D [Terms of
100% Approvat of Sale] of this Agresment,

the Vendor agrees oo cause:

1y all oof the Oaners’ dghe, dibe snd Joterest inoand to the Property o T
teansferred to and vested in the Liquidator, and

(i) the Edepaicdator do sedl and ansfer the Property o 1he Purchaser,

and the Tarchaser agrees (o purchase the Property fromn the Liguidator, in all crses feec
and clear of registered and unregistered lepal notatinns, charges, liens, inteeests, claims,
judgrents, charges, caveats, and eacurnbrances whatsoover save and except for the
Permitted Encumbrances, for the Purchase Price and wpon the terms atd conditons in
this Aprecment;

in this Apteemnent:

(i "Administratue's Soliciters” means the law firm of Tesperasce Mendes
favrpers, provided that it the Vendor ot the Liquidator appaints 1 diffesent firm

"
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of soliciturs o represent it in conneaijon with the transsctions hercender, then
"Administrator's Solicitors” will be deered to include such solickors as the
comtest requires;

"Buitdings" meass ali buildings, srietores and improvernents on the Lands;

"Closing Date"” means, subject tu Section 5 of Schedule T, the date thar is 120
days after the date on which the Thied Mutal Condition (as defired in Scheduie
B} ts satigbied; :

"Deposit” means, collectively, the Tirst Depasit, the Second Deposit and the
Third Deposzity

"Pirst Deposit” means the sum of 100,000,

"First Mutual Condition Waiver Dare” means the date that is 210 days afrer
the daie of the mwwual execution and delivety of this Agreemest by the
Purchascr and the Vendor, provided the Administrator may, by written notice
e the Purchaser, corend the First Muteal Candition Waiver Date feom 1ime to
timte by up to 2 toral of 18 additicnal duys in the apgregate;

"Lands" ieans the patcel of fand which results from the cancellation of Serata
Plae VR456 fthe "Steata Plan™, and which consises of afl Jand shows on the
Strata FPlan, For greater certalary, the Lands will include afl of the fands and
promnises which are currentiy legaﬂ}r desctshed as foflows:

Strara Lots 1 - 6 (nchasive)

District Lo 526
Strara Flan VR, 456

togeiher with an interest in the common (roperty in proportion o the
wnil entitlernens of the strata ot as shown on Form |

{volleciively, the "Soacs Lots")

-agil-

The Common Propesty of Strata Plan VAS454
{the "Comman Prapery™;

"Liquidator” means the kquidator appetnted in tespect of, and vested with the
twhesship of, the Property in fatherance of the temms hereofs

"LOTI" means the letter of ineent mutually cxecuted by the Vendor and the
Turchaser oo September 22, 20200,

i
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{0 "Permitted Encumbrances” means the charpes, reservations, and restricdons
sel aut i Schedale A herege;

(50 "Properey” means, collectvely, the Lands and the Baildiegs;

(i)  "Purchaser's Solicitors” mesns the lew firm of Madaisky & Company Business
Lawyrers LLT;

(xiii)  "Second Deposit” means the sum of $200,000.00;

()  “"Seeond Mutual Condition Waiver Date" means Lhe date dhat is 60 days after
the satistaction of the First Mutmal Condition, provided the Administraor may,
by weitten notier te the Puschaser, extend the Sccond Muomal Condition Waiver
tate from dme to dme by up o 2 wotal of 91 additional days in the Apytepate;

(xv}  "Service Contracts” means agreoments entered into by he Vendor concarning
the furnishing of supplies or services to the Property ot concerning
management of opeation of the Properey;

s} "Third Deposit” meens the sure of $100. 00030 and
( )2 .

{xvif) "Third Mnmal Condition Waiver Date" means the date that s 30 days after
the grant of the Vestng Ondes,

the Vendor and the Purchaser apree thar, except as contemplated by Schedule D, all
negotations at other desbings tegarding the potendal winding ap and sale of the
froperty (ncluding any Sitata Eots thereind, will be conducted solely berweon the
Yendor and  the Yarchaser, o thelr  awthorized apents  and  administratnoes,
Notwithstanding any other term of this Agreement, the Purchaser acknowledges and
dytees that elf communications with the Veador regarding this Apreement shall, as fong
a5 the Administravor’s appointment cootinues, take place only through  the
Adsministrator of the Apent {as defined in Section 14.1{a)}, anless otherwise directed by
the Administmiot i wiiting.

PURCHASE PRICE AND PAYMENT

‘U'ne purchase price for the Propesty ("Purchiase Price™ shail be the sum of ‘Three Milkdon
Three {hindred Theusand Dollars (E3,300,000), exclustve of G8T, subject to adinstments as
provided In Secton 4.3,

"The Turchaset will pay the Purchase Price as folhows;

()

as ra the First Deposit, which smount has previonsly been paid by the Purchaser mo the
Porchazer's Solicitors and which shall continue to be held by the Purchaser’s Solicitors
i trust in an interest-hearing account as a stakeholder on behalf of the parties, pending
completion of the sale 2nd purchase of the Property or othes erminaton of dhis
Agreement;
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(h} a5 to the Scoond Deposit, by pavesent thereef by the Purchaser to the Murchuaser's
Solicitors within fve business days afler the date of the musual cxecuton wad deliversy
of this Agreement by the Purchaser and the Vendor, to be deposited and held by the
Puechazer's Selicitors in trust io an interest bearing aceount as & stakeholder an hehalf

of the parties, pending completon of the sale and purchase of the Property or olher
termination of this Apresment;

(=) a5 10 the Third Depesit, by payment thereof by the Porchaser to the Purchaser's
Solicitors within fve business days afler the satisfacdon of the Hiest Mutaal Condieion,
to be deposited and held by the Purchasar's Sulivitors in tmst in an indeeest beasing
account a5 a stakeholder on behalf of the pacdes, petuding cotnpletion of the sale and
pretchase af the Praperiy or othet termination of this Agrecment and

{d) a5 to the balance of the Purchase Price, subiect o0 adjnstment 25 provided ia
Section 4.3, by payment of such amouat by the Purchaser 1o the Vendor an the Clnsing
Drate in aecordanes with the provistons of this Apeeemnent.

The eposit, together with all intecest acerued thereory will be credited o the Purchase Price
and wilt hie paid to the Liquidator if the sale and purchase of the Propeny enntemplated herein
is completed in accordance with the tetms herendf,

The Deposie paid, together with all intetest acoraed thereon, witl be;

it fotfeited o the Vendor il the Putchaser i1s in defaule of its obligstion w
complere the sale and porchase of the Property hereunder as Hguidated damages
{the parries horehy agreeing thae such smount constitutes & genuine pre csimate
of casts and damages) and 25 the Vender's sole and exclusive remedy; ar

fii) patd in full to the Purchaser, without prejudice to any other st of temedy of
the Purchaset, in the event thar the Parchaser clecrs o rermipate this
Apteement due to the Vendor beiop in default of its obligation 0 complete e
st and purchase of the Propenty heteunder. Foe clatiny, the Deposit paid 16 the
Purchascr under this part will inefude any amount of the Deposit released o 1he
Yendor as set out in this Agrecment.

The Ldeposit, topether with all interest accrued thereon, will be retrrned o the Purchaser if any
of the conditions precedeat set oul in Schedule B to this Aydeement is not satisfied or waived
in eccordance with Schedole B, See Schedule B for addidonal provisions rclafing to the
Dcposit,

CONDITTONS PRECEDENT

The abligatinn of the parties to complete the purchase of die Property an the Closing Dare is
subject 1o and condidonal upon the conditivns precedent set owt in Schedule B atlached hereto
Leing satisficd or warved by the appropriute patty of paréies within the tme or ticwes specified
tharein.

COMPLETION, POSSESSION AN AINUSTMENTS
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Compledon

The completion of the transactions conternplated by this Agresmant will occar on the Closing

Prate or such other date 25 may be muelually apreed to o writing by the Vendor and the
Purchaser,

Possessinn

{a) The Parchaser will have vacant possession of the Property fmee and dzer of registered 2nd
unlepistered  degal nomiions, Dens, interests, claimg, jwlgtnents, charges, caveats,
encumbrances, and tenencies whatsosver save and except for the Permitted Eomumbrances
{subsect to the provisions of this Agreement reluted to clearing title of the Crwmers'
financial encumbrances and subject w Seerion 4.2{c)) immediately upon completion of the
sate and purchase of the Property.

(B} The Purchaser and the Vendor confirm and agree that the Purchase Price and the Property
toclude any washers, dryers, refdgerators, ovens, stoves and bulle-in distewashers within any
of the Strata Lots as of the date herenf.

() Matwithstanding Section 4.2{x), if an Owner exccates and delivers o the Purchaser, on or
brfose the Clasing Date, an owner’s agreement (the "Ownet™s Agreement™) in dhe form
attached heretn as Sehedule B, that Craner may, following the Closing Pate, coatinue w
remain in possessivn of the dwelling unit consisting of the Strate Loc which was owned by
such Owmer before the cancellaton of the Straca Plan (the " Cromer’s Strata Lot") seat fee
Dot such Crwner will be responsible for udlides), undt no later than the dare (the "Inddal
Delayed Possession Date") which is four (4) morths foflowing the Closing Dace, and the
Purchaser will have vacant possession ol seeh Chwnet's Stram Lot from and afler the Initial
Delayed Possession Thate. For grester certainty, sny Owner who docs not execure and
debiver ta the Purchaser an {wener’s Agreomenr oo or bofore the Closing Date will e
required to deliver vacant possession of that {hwner's Sirata Lot on or befare the Closing
Date. Any contnued ovcupancy of the Owner's Strata Lot afier the Enidal [Delayed
Possession Date will be subject to agreement as to the terms of such arrangement beteoen
the Crammet and the Tarchaser, i their sole discregon,

() The Vendor aprees 1o make commercially reasonable efforts to pass a bylaw amendment
that prohibits an Cremer from eotoring inro 4 tevancy sgreeinent in rospect of such
{renet’s Sivatz Lot that 18 not 2 month-to-month tenancy or that provides for 4 teem
cngding latet than the Closing, Pate, '

Adjustinents

Al ngeal adpustments of tages, wates, locnd improvement assessments and other charges and alt
other costs normally adjusted for on 2 sale of propedy similar 1w the Property, both invoming
and outgeing, will be mude a5 of 1241 2.m. on the Closing Date, The Vendor wili receive the
benefis of all income and will he responsiole for all expenses iocurred in operatng and
maintaining the Property incurred for and arribatable ap to 11:59 pan. on the day preceding
the Closing Date and the Purchaser will receive the benefic of alt incame and be responsible for

die
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all expenses from and including the Closing Date.  The Vendor will provide or cause o be
provided to the Purchaser and the Purchaser's Solicitors, frompty on requesy, aly informaiion
required by them, actng reasanably, in veder to prepare the statemeat of adjnstments fihe
"Statemnent of Adjustments™.. The Vendor ackuowledyes and agrees that the Vendor will nos
be entitled to an adjustment in respect of strata fees paid by Owoers 1o the Vendar for the
manth i which this transaction compleres,

ACENOWLELRGEMENT OF LIQUIDATION PROCESS

The Purchaser and Yendor acknowledge and agres ax follows:

{a)

(b}

as of the date hereof, the Lands consist of the Steata Tots and the Common Property and
cach &wrata Lot is ownerd by an owner {colleetvely for all Swrata Lots, the "Owmiers™ and
each an "Ownet™;, The Strata Tats and the Common Pronerty swe included in the Srrata
Plan. The Owners are members of the Strata Carparadon. The parties intend that, subject
to Section & of this Agreement, prior to the Clasing Dute, the Liquidator will be sppoiated
by the Vendor to cznccl the Strara Plan and wind up the Strata Cotporation in securdance
with Division 2 and for Division 3 of Part 16 of the SPA 2nd thal, on the Closing Date:

(0 the Strata Plan will be cancelled in aceordance with the SPA, upan which
cancelfation the Lands will consist of 2 single parecl, the title 1w which wilt vesr
in the Liguidatos; and

(i} the Ligquicator will ransfer the Property to the Parchaser.

The intention of the Vendor and the Parchaser iz that the Porchaser will ondy be required
i deal with the Liquidator and its solicimes in conmecuon with completing the putchase
and sule of the Property and that, except as prowided in Schedule I {Tenms of 1004
Appraval of Sale] of this Apreement, the Purchaser will nor deal ditectly with any of the
(rwnets ar their solicitors, The terms of the Liguidatar's appointment will provide that,
once the title o the Property wests in the Liquidator, the Liguidsior will assume the
Vender's riphts and ollipations under shis Agreement, subtect o the requicements of the
SP'A and the provisions of the Vesting {rder, =5 defined in Scction 5.1

subject to the Mutual Conditions being satisticd, the Vendor will ke such sicps and do
such acts ag are required sndet the SPA in ordet to appoint the Liguidator and, furher to
the Purchaser's Condiions being satisfied or wanved, esusc the Liguidator to, on or before
the Ulosing Nate, canced the Mrala Plan and oansker dde to the Propetty to the Parchaser,
and, withoutr Lmiting the generality of the foreguing, the Vendor agrees to take the
following steps {such steps Leing herein refesred to as the "Liguidaton Process™:

{f prior to the Frst Mutval Conditios Waiver Thae:

@ the Vendor will howd one or maore annual or special general meeting (the
"General Meeting®) of the Strata Corporation fot the purpase of passing
such resolutions as may be tequired o give effect fo the wansaction
eonteranlated herein, including, without limitason:
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I a resvlution (the "Winding Up Resolutdon™), by 80% vore, under
section 277 of the SPA, approving, among ather things, the
appaintent of the Liquidator 1o wind op the Strata Corporados,
the canccliation of the Strata Plan, the dissolution of the Sirats
Cotporatun, the surtender 1o the Liquidator of each Crwner's
interest in the Property and any personal propeoy held by the Stam
Corporation on hehadl of ecach Owner and an interese schedule
which complics with the requiternent set ovt in section 278 of the
SEA,

d 2 resolunan (the "Funding Resolution), by % vote, pursuant to
section 96 and/for secrion 108, as applicahle, of the SPA sporaving
the expendinre of funds fram the contingency teserve fund andfor
by special levy for the purposes of payieg the Srata Carpotation's
cosls and exponscs assvciated with the purchase and sale of the
Property pursuant o the s of this Agreement;

iii. a resolution (the *Transfer Resohnion™, by % wate, [rufsuant to
section 282 of the SPA, approving the transfer of the Property to
the Purchaser pursusnt to the terms and conditions of this
Agresment;

iv. @ tesoludon (the "Approval Resclution™), by 3 vote, approving
and radifying the terms and conditions of this Agrrement and the
exection and delivery of this Agreement by the Vendor,

{the Winding Up Resolution, the Funding Rescluden, the Transfor
Hesoiuton and the Approval Resolution are collectively referred o
herein as the "Required Resolutions™); and

B the evenl the Vendor falls to pass the Roquired Resoiations at the
Crenerat Mecling, the Admunisirator may apply to the BCSC for an order
appeintng the Liguidator to wind up the Strata Corporation pursaant 1o
Division 3§ of Part 16 of the SPA (the "Division 3 Order"), Within 30 days
after the General Mecting, the Adminisirator will mve dhe Porchuser wiinen
notice of its clection to apply for or not apply for the Divisian 3 Ohrder;

(L} e Vendor will

4 In the event that the Reguited Resolutions are passed hy the Ohwrers, apply
to the Supreme Courr, parsuant 0 secton 2781 of the 3PA, for as oder
{the "Winding Up Confitmation Osder™) confirming the Winding Lp

Resolutdon: and

b preaply follewing the grant of the Winding T Confiraaton Order or the
Division 3 Ovder (as the case may bel, cuuse the Liquidator 10 apply to the
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Supreme Court, putsuant o section 279 of the SPA, for a vestieg order (the
"Weating Oeder™), which, inter alsa:

i confirms the appainiment of the Liquidatnr (as necessary);

ii, vests in the Liguidator tile to the Peaperty for the parpose of selling
the Property 1o the Purchaser purssane 10 this Apreement and
distriburityz the proceeds as ser out in the interess. schedule referred
1 abave;

it requices the Propetty to be veeant in accordance with Section 4.5
and

iv. directs the Land Tide Office to cancel the Strata Plan and vest the
Property in the Tiguidator withoot requiring the discharpe of 4ny
encumbrances from the Sieata Lot ar the Cammon Property or the
etension of any financial encarnbrences charping 2 $1rata Lot over
the halance of the Lands (it being anderstond that the Liquidator's
cbligations pursaant o Section 5.1 (. vi. will apply,

and promptly thereafter cause the Liquidator to sct the application for the
Westing Order down for hearing by the BC3C; and

{1ty upen receipt by the Liguidator of the Vesting Owder, the Vendor will:

&

hoid an annual or special general meeting of the Snats Corporation for the
puspase of passng a resobition, by ¥4 vore, pursaant to section 282 of the
SPA, approving the teansfer of the Property to the Putchaser pursunnr to
the terms and conditions of this Agresmens, unless the Liquidator is of dae
opinien that the Trensfer Resolufion is sufficient and if s nod Jegally
reequired to obtain g further % vote resolulion to approve the disposition of
the Properey and any other land and/or pessonal propesty in accordance
with section 282 of the SPA fullowing the grane of the Vesting Oeder, a5
confizined by the Liquidator to the Purchaser In writing: and

cause ihe Liquidatur:

i fo not file or otherwise deal with the Vesting Order in any manner
axcepl N accordance with Secton 11 of this Agresment, provided
that, if the Purchaser defaults in its ohligation to complete the
porchase of the Praperty pursuant to this Agreement, the Biguidatas
will nu longer be baund by this obligation,

fi. to execute the closing docomemts sel out o Scvcdon @ of chis
Aggreement, 4 equired;

lii. on the Closing Date, o deposit a centified copy of the Vesting
Order and  the inretest  schedude  (together, the  “Vesting

W
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Application™) with the registrar under the Lasd Tk e (British
Columbig) for the purpose of canceiling the Strata Plan and vesting
in the Liguidator ritle wo, inrer alia, the Propesty, in aecordance with
Secton 11 of this Agreement;

Iv. on the Closing Thate, to cansfer the Propensy to the Porchaser in
accordance with Sectien 11 of this Apreement;

v. ta provide soch nodfications as are reruired under sectiom 286(3) of
the SPA, '

vi. Ao areange for the holders of [nancal encambrances or athet narn-
petmitted encumbrances on tide o the Lands to be paitt cur from
the oot sales proceeds due to the Vendor hereunder and clear 1igle of
such financial cncombirances in sccordance with Section 13 and

vil. 1o disitibute the net sale procecds, afier the pay oue and dischagge of
cxisting  (inancial encumbrances and any other expenses or
permitted deductions, ro or as directed by the Owners in accordance
with the interest seheduls included [n che Vesting Applicadon;

{#] 1he Vender will provide, and couse che Liguidator to provide, to the Parchaser Herely,
ongoing and [ulsome updates and informaden with respect o the forepoing process, and,
upen the request of the Puschaser, reue copies of any narces, resolutons, Aol
zpplications, arders, instruments ar olher documents relating to the foregolny and

{d} the Vendor will do, and cause che Liquidator o deo, il other acts and things, and execule
and deliver such documents and insttuments, as may he aecessaty in ordet to give eflect o
the foregniog,

Mo APPROVAL OF SALE

if, ar the mecting to approve the Required Resolutions, the Required Resoluiions sre approved
by the Owners of 100% of the Sirata Lots, then the provisions of Schedale [ [Terms of 1009
Approval of Sale] shall apply.

REPRESENTATIONS, COVENANTS AND WARRANTIES

The Veodor hereby makes the represoartaiions and warranties sct out in Section § of Schedule ¢
attacked heretn and the covenants set qut in Section 2 of Schedole O

Tt Parchaser bereby makes the representations and weasranties set out in Section 3 of Schedulc
2 attached hereto,

RISK

The Property shall be at the risk of the Vendor ualit the Transter (s defined in Secdon 9.1) is
filed fwr registraton o the applicable Land Tide Office, and thereafice at the sk of the
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Purchaser. The Vendor, or the Liquidator on behalf of the Vendor, will hold all insumnce
pulicies and the procecds thereef in trust for the pares as their respective interest may appeat
peding the Closinr Date.

CLOSING DOCUMENTS

Oy or before the Closing Date, the Vendeor will cavse the Admindstratot’s Seliciions ot dic
Liquidatot's soliciears to deliver 1o (he Perchaset's Solicitors the fall lowing ilems, dnfy executed
by the Vendor and die Liquidator, as applicabls, or such other partizs as sed out befow and in
regstrable fonn whenever appropoane, w be deall with in accordance with Section 11 of this
Ayrestment:

{a} a Form A — Freehold Transfer (the "Transfer"} conveying the Lands o or as directed by
the Purchaser, duly exeeneed by the Liquidator;

{b) 4 Wendor's Staiement of Adiustments prepared in accordance with Section 4.3 of this
Agreement;

() an assignment of ali developrment rights (the "Assignment of Development Rights') in
respect of the Property meluding, without lmdtadon, all peemies, lLeenses, plans,
specHication, applications, studies, surveys, tepotts, approvels, and all other documents and
tights in respenr of the Properoy;

{d) an assignment of any subsisting wasranties ar guarantees in respect of the Property and aty
wrintk performed in respect thereef (e "Assigamoent of Permilts and Waurantics"

fel an assipnrment (the “Assiygoment of Service Contracts™ w© the Purchaser of afl Service
Conttacts that the Purchaser has elected to acmite;

{f) a copy of the notices by which the Liguidator has terminsted the Seevice Contraces
exuepling those only, if any, which the Purchaser has elected 1o assume;

(g) an assipnment of alb permitted wenancics that have not been rerminaed as of the Closing
Drare (the "Tenancles Assigniment™;

fh) a certifivate, dated a5 of the {losing Date, that certifies that the Vendor has eomiplisd with
all of its obligations under this Agreorment in all meterial respects and dhat cach of the
wamshlies and representations of the Veador set out herein is true and accurate in 2ll
tnatetial respects on the {insing Date,

) one or meose Certficates az to &GS Dzempt Use Residential Property: Vendor is Not
Bifder with respect to the Sérata Lots;

(71 staturory declatalions that are usnad and cagiomary for real estate transscdons of the nanre
st oul in this Agreement and may be required by the Liguidator or the Purchaser, each
acling teasoosbly, or which are reasonahly necessary to enmpiere the putchaese and sale of
the I-".r_-:';;mrr}r, including statetory declarations as fo residency, the provingal Speculation and
Vacancy Tax, and the municipal Empty Hames Tax; and
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(k) such further deeds, acts, things, cerificates and assurances as may be requisite in the
reascable opinion of the Purchaser’s Solicitots, the Adminissertor’s Solicimors or the
Liguidator's solicitors for more perfectly and ahsolulely assigning, transferting, conveying
and assering Lo and vesting in the Purchaser, title to the Property free and elear of
registetd and untegistered legal natations, charges, liens, inkerests, claims, udsroents,
charges, caveats and eoncumbrances whatsoever save and cxcepl for the Pormiited
Encomlwances as comtermplated herein,

together with, if tequited by the Land Tile Office in connection with registretnn of the
WVesting Ohrder, « reference plan (the "Plan™} of the singfe parcel comprising the Property which
reference plan wi) be prepared by 4 Bodsh Columbia land surveyor at the request and expense
of the Yendor.

O or before the Closing Date, the Parchaser will cause the Purchaser’s Salicitors to deliver o
the Adeministnaror’s Suliciturs or the Liquidator's solicisors the fullowing ieems, duly cxecuzed biy
ihe Purchaser and in registtable form whenever approprisce;

{a} any document referred eoin Section 9.1 which requites execeting by the Purchaser:

{BY u certificate of an officer of the Purchaser on the Closing Date that 2ach of the warransies
anel retresendations of the Purehaser set out herebn s true and accueate on the Closingr Drate.
exnept a5 disdosed therein; and

{ch sueh further deeds, acts, things, cerfificates and assurances zs may be requisite ie the
rcasonable opinion of the Purchaser's Soliciiors, the Administrator's Solicitors or the
Liquidzenr’s solicitets for mere perfecty and absolutely effectng the mariers contemplated
hereunder,

All docosments referved to in Section 9.3 and 9.2 will be prepared by 1he Purchasers Solicitorns
tov the extent that preparation i regquired, in 2 form sagsfactory fo the Purchascr aned the
Vendor and their respective solicitars, cach acling ceasonably, wheee applicable, in 2 form
suitable for repistration in the appropriate offices of publie reeord. The Vendur and the
Purchaser will sach deliver to or cause to be delivered o dhe other all such farther dociuments
and sssutances as msy be r::z:ian'abi}r reauired to give Al effect to the intont and meaning
hereof,

Prrthwith upon cotopletion of the sale and purchase of the Property, the Vendor witl deliver,
or cause to be delivered, to the Puarchaser afl keys and like devices for the Buildiag which are in
e possession o cootred of the Vendor including, without bmitation, master keys m all spage
leeated within the Building. For clarily, this Section 9.4 does not apply o te keys and like
devices held by an Owner whe remains in possession of the Owner's Stram Tot after the
Closing L)ste in accordenee with Section 4.2 of this Agresment For the doretion of soch
pusscasion

AS ISWHERE I8 ANT PURCHASER'S TWUE DILIGENCE
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‘the Vendor will permit the Porchaser and the Parchaser’s employoes, engineers, agents znd
advisors tu enter onto the Lands end the Buildings and tarry out such inspectivns, tests,
shadies, surveys and investipations of the Property as the Purchaser may reasonably require,
Any such inspections lests, sludies, surveys and investipations will be vartied ont during notaal
business hours, will not anduly interfers with any owners, tenants or accupanes of the Lands or
the Buildings and witl not injure the Lands ar Buildings, The Purchaser agrees 1o provide no
less than 48 hours' nolice of apy intenton o cary oul mspeclions, tests, stadics, surveys and
investipations of the Property unless any such inspections, lests, studies, surveys and
investipations requitc access o any of the Sirate Lots, in which case no Jess than 7 business
days' potice will be provided by the Purchaser w permit the Vendor to comply wirh its notes
tequitementt to the Ownets putsaant to the Vendod's hyfaws {which requirements the Vendor
will comply with imerediately upon recelpt of such potice from the Puschases), The Porchaser
will be rosponsible for and will indemnily the Vendor and/or any owmers, tenants or poCupans
of the Building for all demapes, costs, expenses reselling from propeery damage of injney
caused by the Purchaser's actons, This indemaity will survive completion of the purchase aod
safe of Lhe Property hercunder of any eather termdnation hereof,

The Vendor will execute, ar canse to he cxecated, and retun to the Purchaser or the
Purchaser’s Splicitors as soen as s reasonably possible all consents o letters of awhotity which
it may be accessary for the Wendor to exeoute in order for the Parchaser to conduct such due
ciligrnee searches or cause Mispections o tests 1o be made with respect tu the purchase of the
Property as the Purchaser determings 1o be necessary, acting reasonably,

The Vendar hereby authorizes the Purchaser to make fnquiries to the City of Vancowver or any
other relewane authonry in respect of the Propergr and the potendal development thereof, and
to enter into discussions and negotatons therewich with and w make applications therern, in
the swme of the Vendoe if requited, for any rezoning of the Prapesty ot any permits roquired i;y
the Purchaser in consection with the Puzchaser's proposed devolopment or redevelopment of
the Propetty. The Vendot will fully co-opetate with the Puechazer, jnclading execeting any
applications, consents and ather nstroments and documents eeasonaldy regoived by che
Puechaser in conneetion with the forepoing, The Purchaser will not be entided 19 comumnit the
WVendor to the payment of any money which i3 not fusded by the Puschaser or the payment of
which has not been puaranteed by the Purchascr sy cash deposit or letter of credin, or the
dedication or ttansfer of any pamt of or interest in the Property in connection with any such
apphications of related approval process,

The Puschuser acknowbedges and agrees that ether than the represontations and wartantcs
tade by the Vendar in this Agreement (ineluding without Hinitation alf Schedules heresn), the
Vendor makes oo represenlalions o wartariics respecting the Property or the condition,
inciuding environmeantat condition, thereof, and that the Porehaset is purchasing the same on
an "as is, where is" basis and shall sadsty itself as to all aspects thereof, The Parchaser hereby
waives, to the extent permicted by law, any requirsment for the Vendne to obtidn ol provide 1o
the Putchaser a “site profile” for the Lands under the Ereémumental Managenent A {Bridsh
Columbia! or any regulation in respect theteo,

CLOBING PROCEDURIL
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O or before the Closing Dare, the Putchaser will pay 1o the Putchaser’s Solicitoss in s the
amonnt provided for in Section 2.2(d) of this Agreement, less the amount to be sdvanced to the
Purchaser onder any mortgage flazncing arranged by the Purchaser,

Forthwith following reccipt by the Purchaser’s Soliciloes nf the payment pursuant w Section
111 and the documents and jtems referred 10 i Section 9.1 and receipr by the Administrator's
Solicitoes or the Liquidaior's solicitors of the decuments and irems referred w in Sectian 9.2, on
thi Closing Date;

{a} the Vendor will couse the Liquidator 1o {ife the Vesting Application and the Pan in the
Tand Tirte Office (on an all or nething basis rogethet with the Trmnsfer); and

{b) concurrently with, but subscquend o sequence te, the fling uf the Vesting Application and
the Pan, the Purchaser will canse the Yurchaset's Solictors to Gle 1he ‘Pransfer in the Land
Trrle: (fice coneureently weth any sccurity documents applicable 10 any tmuregape financing
al‘rangr:d 11}? the Purchaser in conuecton with the pu;{:hasg oof the P!'ﬂpcfﬁrl

Forthwith upon the following being campleted:

{x} §he Ailings referred ro in Secton 11.2; and

{5} the Purchaser's Solicitors beiny satisfied as to title to the Lands after conducting a title
search of the 1.ands disclosing only the following:

Lo the existng title number 40 the Lands;
fi. the Permitred Bocumbrances:

i, pending number(s) assipned to the Vestiug Application, the Pln and the
TFransler;

iv. peading nombers assipmed 10 ay chatges pranted by the Purchaser; and

¥, afy charges with respect to which the Administrator's Soficiiots or the
Liguidator's solicitors have extended undertakings reparding the dischaspe
and refease of the same as contemplated in Serton 13 of this Agreement,

the Purchaser will canse the Marchaser’s Solicitors to:

vi. forthwidh upon receipt by the Purchaser's Solicitars of the proceeds of ang
mortrage financing arsanged by the Turcheser in conneciion with the sale
znd purchase of the Property, (o deliver 1o the Administraior's Solicitors ar
the Liquidater™s solicitn a certified tenst chegque for dic halance due to the
Liguidator pursuant o Secgon 2.2(d) of this Apreement

vit. relcase the Deposit to the Administmator's Solicitors of the Liquidatar's
salicitors; and
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will, refense to the Purchaser all accraed interest on the Deposit,

and thercupon the Purchaser's Solicitors will be entitled to telease the documents aod items
refesred {0 in Section 9@ of dus Agreement to the Purchaser and the Adminisitutors
Saliciiors and the Tiquidator's solicitors will be eatitled to telease the documents and items
referted e in Subseetion 9.2 of tis Agrecment 1o the Vendor or the Liguidatur,

If there are any defects cotinected with the filings seferred o above, the pardes apree to use
best efforts 1o correct the same o ensure il reyrdstedon of the Westing Applicstion, the Plin
and the Transfer as soon as possible after the Closing Date.

‘The Veador aclknowledges that (8 the Porchaser may abtain tostgage financing from one or
myore lenders (each, & “Turchaser’s Lender™) to complete the purchase of the Property from
the Vendor under this Apreement amd G} the Putchaser’s Leader may, in it sole discretion, e
grvwilling o permit the release of the loan proceeds from such mottpage financing {he “TLoan
Praceeds™ to the Veador before {A) the Vesting Applicstion, the Plan and the Transfer s
fulty repistered in the Land Title Office, {B) the Strata Plan Lelng cancelled and (T the fitle 10 2
single parcel of land consisting of the Lands being raised in the Land Title Office with ke
Purchaser {o¢ the enfity to which the Purchaser directed titte o the Jards to be conveyed)
being disclosed as the vepistered owner of the Tands on 2 gtle seatch of the Tands {the
foptegning requirements are collectively referred to hetein as the “Full Registration
Reguirements*), Noteithstanding the proceduee set oal in Section 11.3, in the cvent that any
Purchaser's Lender requites the Pull Registraton Requirements to be completed prioe to
petmittiag the Loan Proceeds o be advaniced to the Vendor, then the Turchaser will not be
obligared to pay Lhe et sale proceeds vatdl the Fall Reglstration Requirements have been
completed, and the procedare set aut in Section 113 will be interpreted and construed o give
effert & the foregoing, and, for greater certainry, Serction 11,360 will be deemed to he amended
tor vead: “fa) che filings referred o in Section 11.2 and the Foll Registtation Requirements, BUT
CONLY i any mestpape procecds gequired to fund the iransaction, are advanced o ihe
Purchaser's Soficiturs or the Purchasers Lender's solicitors, in trass, voncurrently with the
Westing Application and the Flan being {iled in the Land Tide Office, to be held in trast by the
Purchuser's Solicitors or the Parchaser’s Leader's solicitors on undertalings acneptable o the
Purchaser's Solicitars, the Purchaser's Tender's solicitors and the Administratoe’s Solicitors,
acting reasonably, but which undertakings shall in any event require that seech funds will be paid
tn the Purchaser's Solicdwes or directly o the Administrator's solicitoss upon e evens in
Scetion 11.3(7) and 11.3(b) accurting”,

It i & coodidon of this Agreemnent that all of the above rooeitoments ate concurrent
requitements azd i s specilically agreed that nothing will be complered oo the Closing Date
until everyihing reguired 10 e paid, execursd and delivered oa the Closing Date has been so
paid, ewecuted and deliered and notl the Purchaser's Solicitor have sagdsfied themselves as o
the Purchaser’s firla parsuant to this Section 11

TAXES

With respect 1o GFT exigible in respect of the purchase and sale of the Property:

it

IR
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{2) the Vendor declaves that the sale of the Property is exemgs from G5T under Section 2, Part
1of Schedule ¥ 1o the Hxdle Taw et {Canada) (the “IETA™;

(b the Vendor represents and warranks oo the Porchaser that;

i the Propesty being sold hereunder is a “multple unie residential complex™ wirhin the
meaning of the term as Jefined for the putposes of the ETA:

Ho the Vendor is por & “bulder”, which the meaning of the erm a5 defined for the
purpases of the ETA, of the Property ur any addiden to the Property;

it nmeither the Vendot nor any Ownce comprising the Vendor has undertaken g
“substantdal renovaton’ of the Property, within the meaning of 1hat term as defined
for the purpose of the BTA; and

v, neither the Vender aor any Owner compeisine the Vendor has chimed nor will &t
claim any input wx credits for GET paid ar payable in respect of the Vendor's or any
Crwnet’s lost acguisiion of the Property or sy pare thereof or i respect of any
hnprovernant” to the Property, within the meanirgr of the tern as defined {or the
pubposes of the ETA,

The Vendor herehy reprosenes and warrants that the Liquidaser will not, oo the Closing Date,
be a non-resident of Canada for the pusposes of the Twmwe Tese ek (Canada) {he "ITA™). The
Vendor acknowledpes and agrees thae, if the Veador ar any Owaer i 2 con-resident of Cansda
for e purposes of the FTA, the pattles ave required w comply with the provisions of scotion
16 of the IT'A in regard o the sale of the Property. 10 the Vendor fails w deliver o the
Purchascr oo or before the Closing Date, a costificate or certificates issued by the Canada
Hevenue Agency of any suceessar thoreea (“CRA™) parsnant to subsection 116(4) of the ITA in
respect of the sele of the Property (“Certificatc(s)'7, and the Purchazer dewermines, Iased vn
advice {ram its tax conszltants, that it & requited to withheld 2 portos of the adusted
Porchase Price In aceordance with section 1146 of the I'T'A, then the Purcheser's Sodicitors are
irtevocahly anthonized and directed 10 hold back oo the adjusted Purchase Poce payable hy
the Purchaser nersunder such stngwunt (the "Withhalding Amount™) ws may be reguired to
comply with the Purchaser's obligerions under scction 116 of the TTA and to pay to CRA the
Withholding Amount ot such lesser amount as CRA requires in owder to issue the Certificate(s)
o the Vendor, o pay the balance of the Withholding Amount, if any, o or as dizected by the
Vendor and to provide to the Parchaser a copy of the Certificsteds).  Neosstthstanding the
foreroing, if the Ceretfcate{s) ate net available by the hater of the date thar the Withholding
Ameaunt is reguited to be submitted o CEA pursaant to section 110 of the FEA or such later
date a5 may he permitted by CRA, the Purchaser’s Solicilors ave herely htevocably authonzed
and dircoted to pay the entire Wirhbelding Armountto CRA in acenrdance with section 116 of
the FLA.

CLEARING VENDOR'™S TTILE
'I'ne Putchaser acknowledies and agrees thar, if the ftle to ke Properly §s subject to any

finascial encumbitanes on the Closing Date, the Vendor and the Liquidator will not be required
rer clear title of sach finencial encurnbtaace prior to the receipl of the net sales proceeds bot the

"
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Vendor and the Liguidator will be obligated to do so within a ressonable time fallowing receipe
of the net sales proceeds and the Parchaser will cause its solicitnrs to pay the Deposit and the
balance of the adjusted Porchase Price due under Section 11.3 o the Admisistraror's Solicitars
ot the Liguidater’s selicrors in trust on their underaking to the Purchaser's Solicitors and, if
regaired, the Pufchaser's lenders sulictors (which undertaking wil be i « form satisfactory to
the Puechaser's Sedicitors and the Puorchaser's lender's solicitors} to pay out and discharge any
such Hnandial enoumbrance from cdtle to the Peoperly usisg the net sales proceeds and whtain
and register a discharge thereof within a reasonable tme.

If any of the Property are encumbered by rogistered mortimpes or other financial encurnbrances
in Eavout of non-financial instimtions, the Admintsteator's Solidtons of Liquidator's solicitors
stiall ohiain & regisirable dischasge of such morggape ar other charge to be held in trost by the
Adminisirator’s Selicitors or Liquidato's solicitors pending dosing and on (ke undertaking of
the Administratoss Solicitors or Liquidatar's solicitoes to submit the same for registouion as
sook as reayonably possible after closing or ohrain a vesling order o eosure thae all financial
vacumnbrances will be dischutged from titde 1w the Property,

DISCLOSURE
The partics acknowledge and agree that;

{a; m secordance with the Code of Ethics of the Canadian Reaf FHsmate Association, Goodman
Cotnrnercial Iov. (the “Agent™} and Moark Goodman Personal Real Eseate Corponition &
Cynihis fagmer Personal Besl Fseate Corporaton (the “Desipnated Apents™ have
disclosed that they ave representiog the Vendor in (his (arsscdon,

(b the Apgent and the Blesipnated Ajents have oo agency relationship with the Furchaser aol
the Purchaser cunfitms chat it 3 an Unrepresented Paty in accordance witk the Read Estare
Serdces Act of British Colmnbia;

() the Agenl, in onler to accommodate the Lransaction deseribed in this Agteament, was and is
entitled e pass any rolevant information it receives from cither pary or from any other
gourrer to cither of the partics as the Aponr sees fit, without being in conflice of its deties 10
cither party; and

(i) the Wendor shall pay the comesission and compensation ples any applicalde taxcs due
the Apent putsiant 40 e transaction desctbed in this Agrecment

FERES AND EXPENSES

Excepl a3 provided in Section 15.2, the Vendor will be responsille for all costs and expenses
telating to the epproval by the Owners of the transfor of the property o the Purchaser
{including, withour lunitation, court costs and kepal fees if applcanle), the appointtnent of the
Eiquidator, the cznceliadon of the Streta Fan, the winding up of the Strata Corporacon and the
clearing of die w the Propersy of any of the Owners” fittaselal etacmmbrances and any ather
cneumbrances that ase not Permitted Bnoembrances, and all docuenenes relatiog o or requized
in conscrtion with the foregoing (inchuding the Winding-Up Confitmation Otder and the

-
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{nvision 3 Order (a5 applicable), any appeals thersof, and the Vesting Application) wilf he
prepated, obtdned and sepistered by and at the expense of the Vendor,

The Purchaser will be responsible for all of its costs and expenses refadng 1o the purchase and
sale of the Property. Hxcept a3 set out ahove, ali documents necessary mo complete the purchase
of the Property will be prepared and repistered by 2ad ar the eapense of the Purchaser. In
particular, the Purchaser will pay the expense of regiscering dhe Transler, inclading any proporty
ransfer 1 payable in connection therewith,

Novwithstanding any other term of ¢his Agreement, wathin 5 business days afret the satisfaction
of the Third Mutea] Condidor, the Purcheser and the Vendor will provide joint wiritten
Instractions to the Purchaser’s Soliciiors 10 release up to 2 maximum of $50,000L00 of the
Dreposit (the “Released Ddeposit Funds™ 1o the Vendor w pay towards the Vendor's
completion cosss, inclading legal and Liguidatos’s fees,

BINDING AGREEMENT

Ulpon acceptance by both the Purchaser snd the Vendor, ehis offer shall constinute a binding
agreement fot the purchase and sale of the Property on the terms and conditions contained
heretn, This Apresment will eoure to the benefit of and be binding upen the Vendor and the
Purchirser and thelr representative administrators, successons and permitted assigns,

CONFIDENTIALITY

Ercepd as contemplated by Sections 2{b} and 2{r) of Schedule O or as otherwise may be
neoessary o disclase b the BCSC o sadsfy the Memal Conditdons, pdot to the Closing Dags,
ncicher party will, without the priot weitten conseat of the other parge:

(al triake any public annodncement of sttement with respect v o

£ othervise disclose Lo any person other than the pary’s porendal lenders andfor
fepral/ tax fuccounting advisors,

the Bnancial wenns contained in this Apreement anless required or compelled to do so by law.
Fot clarity, this provision doss not prevent the Vendor from disclesing o the Owners (he
financial terms of this Agreement, v an Ownet frem disclesingr to their lenders (exdsting or
porential) and/or legal/taz/accounting advisoes in which case an Owner must advise such
lender or advisor of the confidential aatute of the francial verms,

ABBIGINMENT

The partes herelo expressly agree thae the rghts and intetests of the Purchaser under this
Agreernent shall not be assigned without the Vendoet's consent, which may be withheld in the
discretion of the Vendor. Motwithstanding the furepoitys, the Purchaser may, wsthout the
consent af the Vendor, assign this Agreemcent w0 an affillate [ tefined in the Barmer
Coparaifons Aa (Brtish Colunbis}y of the Purchaser or & lmited partecrship of which the
Purchascr ot an affiliate of the Parchaser is a limited parmer, a general parener or 4 sharcholder
af the general parmer, at any timg, in its sole and shenlute discretion, provided that natice of

R P
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such assighment & provided o the Vendor withio o reatonable perod of time prior oo
applicalion (o approve the Vesting Order so that such assipnment may be incotpotated dhereain,
Lipea any assignment of the sights and interest of the Purchaser under this Agreement (§) the
Puechaser will oot be released from and will remain Yable for all terms, covenangs, condidons,
represantations, warrantes, provisions and obligations inchading teleases and indemnities) of
the Purchaser herennder and i} any assipnee of the Parchaser's interest hereunder will have the
henefit of all covenants, reprosentasions, wattzndss and oblipations (ncluding releases and
indemnities} of the Vendor hereundst, in cach case withoul any fusther act ol agfcement beiny
requited on the part of the parties. The Putchaser may direct the Vewdor © convey dtie to the
Eartuls to am affifiste of the Purchaser, which will hold title to the Lands as nominee, AgEnL and
Gare trastee for and on behalf of the Purchaser, In the evene thar the Purchaser assigns this
Apreement as peomitted under this Secdon 18, the Purchaser will forhwith provide notice in
writfy to the Administrator and, ¥ appointed, the Liquidater, The Vendor is entided to any
profit resulting foom an assignment of this Agreement by dhe Purchaser or any subseguent
assignee in respect of which the Vendor's consent is requited.,

NO WAIVER

Mo falture or delay on the part of either party in exercising ary dght, powet or privilege usder
this Agreement wilk operate as 2 waiver thereof, nor will any single or pardat cxercise of uny
tight, power ot privilege preclude any other or further exercise thereof or the exercise of any
ather right, power or privilepe. Except as may he fimited hereit, either pasly may, o its sole
diseretion, cxercise any and all dights, powees, remedies and recourses wvailable to bt under chis
Agreement or any othet remedy wvailabie w it and such rdphs, powers, remedies and recnutses
may be exerdsed concurtendy or Individoally without the necessity of making any clection.

TENDER

Any iender of documents or money pursuant to this Apreement may be mile upon the party
hetng tendercd or upen such party’s selicitor or aotary public, and moacy wilt he tendered only
by solicitor's certified truest chedque except that any paymest on acconse of the Dioposie may be
teadered by uncertified cheogue.

NOTICE

Any notiee, cortificate, consent, determinstion ur other comimanication sequired o pesmitted
iy Ire giwen or made under this Ageeerrent from ather party o the other will be in writing and
delivered, sent by clectronic means or sent by postage prepaid mail end addressed to the parties
a5 follows:

{23 1 the Purchaser:

Bulterscotch Heldings Inc,

o/ o Madaisky & Company DBusiness Lawyers LLP
N5 — HOAT 199 Srrect,

Laogley, BC V2Y B2

Arendon: Pat Madaisky

Bmail: Pauipeindarco.com

i,
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(b} t2 the Vendoe

The Ounees, Srata Plan VR456
cfa Garth Cambrey, Adminissrator
2300 — 2850 Shaughnessy Sieet,
Portt Coguitdam, BC V3C 6KS
Email: prambrepi@ishaw.ca

with a copy r

LE:SPE‘:I‘&H{:E: Wendes Lawrpers
B0 — SO0 Howe Sieeet,
Wencouwer, BC VWali 234
Attention: Paul & Mendes
Ernail PCME L s ca

and a copy to:

Crerodman Commercial Tns,

#HEGD — 2608 Granvifle Sereet,
Vincouwver, BC VEH 3V3E

Eimail marki@geodmanrcport com

vt at @uch ocher address as either party may specily in writing o the other, The tme of giving
and receiving any such notee will be desmed o e an the day of defivery of ansouial if
delivered or sent by facshmile or other ¢lectranic means, or on the thind business day after the
day of mailing thereafl if sent by mail. Yo the evene of any disrupton of mail services, all notices
will be deliveted vr sent by facsimite ar nther electronic means rather than mailed,

LEARCOTION TN COUNTERPART AND BY ELECTRONIC MBEANS

‘this Agresment may be executed in any number of counterpases, sach of which when detiverard
shall be deerned to be an otygnal and 20l of which rogetbee shall constitite one and the same
document This Apreement van be exccnted by the parties and rransmiied by fax, emall or
other clectronle means, and If so exccuted and transmitted, this Aprecrrent. will be for ali
purpeses as effeciive as if the parties had delivered an exceuted original Aprcement,

GENERAL

This Agreement (including dhe Schedules sttuched bereto] comstituzes the enbite igteement
between the partics in respect of the Property, #nd it is onderstood and agreed that theee aze no
represenlations, warmnties, puaraniees or pronuses al{ecting the Property or this Agreement
excepnt for those conmined herein,

The additinnat JJauses (if any} sct out in the Schedules attached hereto and all counterpasts so
cxceuted Gncluding those executed and delivered by fax, email of other electronic means), szlen
topether, wilt be deemed to constiture one agreement.

B LT
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The: drviston and headings of this Agreement are for seference ondy and are nov o affect
construction or intcrpretation,

This Agrestnent may be altered or amended oaly by ab agreement in wiidng simed by the
Purchaser and the Veadot {or, in the case of the Vendor, by the Liguidator on behalf of (he
Yendor)

Whetever the singular or the mesculine is used herein, the sae shall be consitued a5 meaning
the phural ot feminine or the body poditc or cogporate where the context or the parties herewo

50 reguire, and whete a party i more than one person, all covenants shall be decmed 1o be joint
aned several,

Fach of the partics hereto wilf af 4l {imes and fram dime m tme and upon reasonable reques:
de, execute and deliver all fusther assurances, acts and documents for the puspoese of evidencing
and giving full foree sod eflect to the covenants, ageeements and provisions in this Agreement.

1f the date for the porformance of @y act or thing falls on g day which is not a business day,
thea the date for the performance of siech act or thing wilk be extended to the next business
day. For Lhe purpnses of this Agreement, a “business day” means a day other chan a Satusday,
Sunday, starutory holiday in British Columbia, Haster Monday or Bosxdog Day.

1ime shall bie of the essence of this Agreement

This Agreement shall be governed by aned consirued in zccordance weth the laws of de
Province of British Columbia,

Al dollar amounrs referred o in this Agreement are in Canadiao dollars.

IN WTITTESS WHERDOF the parties have excouted this Agreement,

Fixecuted by the Vendor as of the Bth clay of .H-::mzmbcr, 2020,

Executed by the Perchaser 2z of the

THE OWNERS, STRATA PTAN VR456

3 arth‘;ffﬁﬂ}brty ﬁdm jbb:atm

_______ dhay of November, 20020,

BEUTTERSCDTCH AOLDNGS INC.

Per

Aunghorzed Signatoty
MName:

Tide;
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The divisive and headings of this Agreement are for reference enly and are not to affect
COMStruchan or Interpretation,

This Agrecment may be altered or amended only by an agresment in writing signed by the
Purchaser and the Vendor (o1, in the case of the Vendar, by the Liquidator on behalf of the
Wendor).

Wherever the singalar o7 the masculing is userd herein, the same shall be construed a5 meaning
the plural or feminine or the body politic or corporate where the cantext or the parties herero

s0 require, and where a parly is more than one person, «ll covenants shall be deemed to be joint
abed seversl

Fach of the parties heveto will at 21 times and from dme to time and upan reasonable request
der, execute and deliver all further assurances, acts and documents for the purpose of evidencing
znd giving full foree and effect to the covenants, ygteements and provisions in this Agreemnent,

If the date fur the performance of any act or thing flis on 2 day which s not a business day,
then the date for the perlotmance of such act or thing will be extended to the next business
day. For the purposes of this Agreement, 2 “business day” means 2 day other than a Saturday,
Sunday, statutory heliday ie Bridsh Colombia, Baster Monday or Boxing LDy,

Tiene shall be of the essence of this Agreement.

This Agreement shall be governed by and coostrued in accordance with the laws of the
Province of British Colembia,

All doliar amounts referred to in this Ayreement are in Canadian dollars,

IN WITNESS WHEREOF the parties have execured this Agreement,

Executed by the Vendor as nf the day of Movember, 2020

Bxcruted by the Purchaser as of the _ 90 day of Novembee, 2020,
B{F‘I“'[‘Eﬂsyﬁ/

THE OWNERS, STRATA TLAN VR4RG

Per

Garlh Cambrey, Admindstrator

G5 INC.

Anthorized S namr_l,r
Maine: At

Title: ﬂﬂ:ﬁm

I3 21
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SCHEDULE A

PEEMITTED ENCUMBRANCES

The Propetty 1s subject to che following Permiteed Encumbrances:
L opad Nedations

Mnone.

Charges, Liewr and Infervite

The subsisting exceptions or neservations or other dghts contained o reserved o the Crown in
the original grast from the Crown,

’%@

[EETTCETT TN
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SCHEDULE B
CONDITIONS PRECETIYENT
YENDOR'S CONDITION

The pardes acknowledge and agree that the "Tirst Vendet's Condition” fas sach term i3
defined in the 1031) was confiriwed satisfied by the Vendor an Oeroler 19, 2020,
PURCHASER'S CONDETIONS

The parties acknowledgr and agree that the “First Purchaser’s Conditlon™ (s such term is
defined in the LOT) was confumed waived by the Purchaser on Corober %, 2020,

MUTUAL CONDFTIONS

The obiigations of the Vendor and the Purchaser to cormplete the sale and purchase of dhe
Property on the Closing Date s subject to and conditon] upon the following conditivns
precedent {each, 2 "Muotual Condition” and collectively, the "Mutual Conditons™ beiog
satisHed within the applicable tmes specified below:
(&) ol Jater thare 200 poen, [Yancowver titme) on ehe Fiest Mutual Condition Waiver Diate:
{1 the whers pessing the Reguired Resolutions at the Geners] Meeting, the
Vendor obtaining the Winding Up Confinnadon Order and:

& the appeal perind o the Coutt of Appeal of Briosh Columbia {the
"BCCA") for the Winding Up Conflirmation Order having cupired
witheut any appeat being filed; or

B. an appeal to the BCCA of the Winding Uy Confirmation Order having

it} the Administrator vhiainioyg the Division 3 Oeder and:

Al the appeat period to the BCCA for the Division 3 Owder haviag expired
wwithoul any appesl being fled; or

B ant appeal to the BOCA of the Division 3 Chrder having been Bled, the
appreal having been distissed or withdrawn,

(the "First Muteal Coodition™),

(o} no fater than 5:00 poo. {Yancouver Sme) on the Seeond Mutnal Condition Waiver Daate,
the Liquidator obtaicing the Vesting Otdet and:
fiy the appeal period to the BOCA for the Vesting Chrder having sxpited withour
any appeal heing Bled; or

() et appeal to the BOCA of the Vesung Order having been Gled, the appeat

naving been dismissed or withdrawr,

"
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frollectively the "Secotd Motval Condiden™,

i< unless the Liguidator is of the opinion that it is not legally recuired o olitain 2 further
*a wote resolution to approve the dispasition of the Property and any other land and/ur
personal property under sectdon 282 of the 5PA {3 "Section 282 Resolution")
followtng the grane of the Vesting Order, as confirmed by ¢he Liguidaror o the Vendor
ared Purchaser in writing, the approval of a Section 282 Resolution by the Cheners
{collectively the "Thitd Mumal Condidon™) by not latzr then 500 pm. en Third
Memal Condidon Drare,

‘The Muteal Condidons are for the sole heacfie of the Vendor and the Porchaser and, as such, must be
satislied at any dine wp o end incleding the Hme specified above, and may aot be snilaterally waived or
declared satsfied by the Veador op the Purchaser, If woy Mutus]l Condiben is not sadsfied Ly ¢he
applicable dme specified aliove, (his Agreement will be noll sod void, Tn such event, the Purchaser's
Solicitors ave herehy irreyocably diveceed by the Veador and the Pugchaser to foethwith repuy the
Drepersic and accrued intercst, in full, to the Purchaser without deducdon, and thereafrer naither praEry
will have any further oblymtons to the other hereunder, except fot the ebiipaden of the Purchaser o
mratntain the confidentslity of afl discloserd docoments and instruments deliveted to it and to return all
copics of such rtacumenrs and insersments.,

The Vendor will act diligenty and make all reasotable efforts to cause the Mutua] Conditions ta e
satisfied (inchuding, without litation, providing any required aofices so the Owners and holding al)
required meetngs of the Owners under the 5PA), Novwithstanding anything else contained hersin:

i} the First Mutual Condidon wifl be destned 10 be satisted for all purposes hereunder if;

) the Required Resclugons are cach approwed ac the Geaersl Mecting by the
required vobog thesholds set out in Secdon 510MD. che Vendor chtains the
Winding tfp Confitrmation Otrdet and:

A the appent petiod to the BOCA for the Winding-Up Confitmation
Order has expired withowt ety appeal bheing {ifed; or

B. at appeal 0 the BCCA of the Winding Yo Contirmetion Cirder having
heen fled, the appeal has been dismissed or withdrawn; ot

an the Adminissator obtains the Division 3 Order and:

A the appeal period to the BOCA for che 1ivision 3 Order bas expited
without any appesl being fled; or

B. whl appeai o the BOCA of the Division 3 Order having heen filed, the
appeal has been dismissed or withdravn;

(e} the Second Meimat Condition will be deamed to be sabsfied tor all pusposes herennder
if the Vesting (rder Is pranted by the BCSC and:

(i the appeal period to the BEOCA for the Vestng Order has cxpivad withost any
appeal being ek or

i}y ar appeal 1o the BOCA of the Vestng Crder having been filed, the spperal has
been distnissed or withdrawn; and
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() the Third Muszl Conditon will be deemed to be saiisfied fot ail purpases hereunder it

i) the Owners approve a Section 282 Resolndon following the prant of e
Vesting {rder; ar

{ig) the Liguidator conbens w the Purchaser in writing that a farther Secdon 282
Resolution [ollowing the grant of the Vesting Order 15 not required,

In consideraton of Canadizn $10.040 paid by the Yendor (o the Putchaser, and by the Purchaser
1o the Vender, and ather pood and valuable considertion, the receipt and safficiency of which
is hereby scknowledped by the Vendor and Purchaser, the Purchaser and the Vendor ayrec nar
to revoke their acceptance of this Agreement, except a5 may be permitted under any orher
provision included in this Schedule B, while such oifer is subject to the Mumal Conditions,
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SCOEDULE ¢
COVENANTS, REPRESENTATIONS AND WARRANTIES

VENDOR'S REPRESENTAYIONS AND WARRANTIES

The ¥endor hereby tepresents and warmants to the Puschaser as representations and warranlies that aee
bree at the dale hereof and will be dme ar the dme of compledon and that ame o continue and o
survive the aurchase of the Property by the Purchaser regurdiess of any independent investpations thar
the Purchaser may cause to he made and regardless of the sadsfacton or waiver of any conditinns
precedent, that, subjece oo the Hmieataas, if sny, expressed herein:

(a}

(h)

()

il

(£}

subject to comphiance by the Vendor with Division 2 and/or Division 3 of Pamt 16 of the SPA,
the Administratnr has the authority and capacity to enter into this Apreemend on behalf of the
YWendor and tu carey vul and eninplete the munsactians contemplated by this Sgreement;

o1 the Closing Date

i the wansielions conteraplated by this Ayreement have been or will be duly and walidly
authotized |y afl requisise cotporate proceedings of the Vender, the Liguidatar and the
{rynees; and

it. this Agreement consgnates, and all other docaments and agresmients to be deliveted bagr
the Wendor under this Agrecmernt will consttte, legal, valid and [:]ndjng obligations of
the Vendor enforcenble against the Vendor in accordance with their teems, subject only
to equirable remedies being available ony at the discretion of the conrts;

subject 16 the ferms of the Vesting Order and Sceden 15 of this Agresment, upon the filing of
the Vesting Application in e Land Tite (ffice, the Liguidator will be the sole legal and
bencficial owner of the Property, subject to the provisions of the Yesting Applicarion, free and
clear of repistered and unregmtered legad notations, charpes, liens, inteceses, claims, fudpments,
charpes, caveats and encumbrances whatsoever save and except the Permitted Bncumbrances
(subject o the provisions of this Agreemem related 1o cleaday dife of the Cwrers' financial
sncumbtances], and o the Closing 1are the Liguidator will have, the fid rght and sutharioy fo
sell the Property and to transfer and assian valid tifle to the Property to the Purchaser,

o Lhe best of the Vendors knowledpe, there s no action or procesding by way of
gxpraptialion, condemnation, judgment, exerution o otherwise, pendmng or threaraed, by
whick titke 40 the Property of any part thereof may be affecred,

to the best of the Vendor's knowledpe, there &5 o claitn, litigation of procecding, pending or
threatened, by or befote any coust, government agency, cotmenission, depatmment, board, officer
ot other authaority having jutisdiction that peetains in sny mannet o the Propetty or the dght of
the Purchaser ta own the Property ot to receive benefits therefrom,

all docurnents and instuments reguired to be dodivered of made availahle o the Purchaser
heteunder will he complets and accurate in all material respects as of the date of such delivery
ot coprnunication to the Putchaser; and

s
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each of the Service Contracts is In yood standing and assignable to the Porchaser, there being
no defanit thereunder by the Vendor snd the other contracting parties thereto, snd containg the
endse zprecment between the partes identified therein,

The Vendoe acknmuledges thae the Purchaser is relying on the forepoing representatons, warranties,
covenants and agrecments in conncerion with the purchase by the Puorchaser of the Peopetty.

2.

VENDOR'S COVENANTS

The Vendet covenants and agrees with the Purchaser as follows:

)

(d)

(]

from: and after the dale of this Aggeement, the Vender will gause the Property mo he kep,
repaivedl, and maintsined o substantisHy the same condidon and state of repair as of the dare of
this Apreement and to be insured at the Vendor's cost and expense so chat on the Closing Date,
the Parclaser will acquire the Property in sebstantially the ssme condition and state of repair as
of the date of this Agreement, scbiect to reasonsble wear and tear and szve as ctherwise
provided for herein;

the Yendor hereby authorizes the Duschiser, st the Purchaser's own cost and expense, to coter
ino discassions and negotiations with the Civy of Vancouwwer {the "City™) or any other
povernmental anthority afd to make applications, in the name of the Vendor i required, for
reromng of the lands or any permits or approvezls required by the Putchaser i ennnection
with amy proposed developmene of the Lands, The Vender will ea-oierte with the Perchaser
in connecton with any reasonable request made by the Purckaser in respect of any proposed
rezoning ar development of the Lands, incuding executing, upon request by the Purchaser, any
applications, licenses, permits, consents, plans or othet documentation required by the City or
any nther governmental authobity in conaccton thevewith, provided that the Puechaser will nee,
withewt the Vendor's conzent, malee any committaents which will resalt in any Habifitg, or be
prherwise prejudicial, o the Veador iF the transaction contemplated herein does net compiete.
Wendor agrees not to oppese or otherwise seel o hinder or detay, or petmit any oppasition,
hindrance or delay copcerning amy such discussions, negotiations or spphicativns, or any
appeovals atising therefrorn;

the Vendor will permie the Purchaser, subjeel 10 1he Purchaser complylng with all applicabls
bylaws, to erect signs on the Lands (ncluding, withous limitation, signs elating to any tezaning
ot peirnit applications or any development proposed to be constrzered thereon) before the
Closing Pare;

the Vendor will debiver or caused 1o be delivered, o the Purehaser, within ten {19 buziness
days of the date of execution of this Agreement, a list of 2ll of the Scrvice Canitrzets together
with vopies of all written Serviee Contraces and pelevane pardeolass of all unseritien Sendee
Corzacts,

the Yendor will use commercially teasonable efforis o dewermine amd sdvize che Purchaser
which Srrata Lots are subject o enancy agrecments, and to chtaln copies of the appleable
Lefuaney agreements and provide the satne to the Purchaset, in cach casc hefore the Purchaser's
Condition Walver Date,

e
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{fy the Vendor wilk, from the date of exeontion of this Agreement antil the Closing Date, conduct
o cause o be condicted all business in respect of the Property following prudent business
pracrices given the natare of the Property, and without lizniting the geaceality of the forepoing:

t  subject to Sectivn D) of this Schedule C prowvide the Puschaszer with particulars of
any Service Contescts entered ino of modibed after defivery of the materials neferred w
Inn Seegion 2(e) of this Schedele ) and

. notenter ineo, of permit to be catered into, any contract at ggresinent of any
transaction whitsesvet in respect of the Property without the prior written consent of
the Turchaser, such consenl not 1o be anressonably withheld or delayed,

gy the Vendar will, canced and tenminate, or cazse to be cencelled and cerminated, all contrsets,
irchuding the Service Contracts, which refate to the Propetoy excepting only shnse cuntracts that
the Purchaser elects iy weeiling helorz the expicy of the Second bMutuel Conditen Waiver Date
to have assigoed 10 i1, such termination and canceliation, as applicable, to be effective a5 of the
day immedistely preceding the Closing Date;

(ki the Vendor will execnte, of cause to be executed, and tetern to the Purchaser or the Purehaser's
Sedficitors as soon as s reasopably possible, ali consents or letters of authonty which it may be
necesgary for the Vendor 1o exeoute in order for the Parchaser 10 cotuluet such due diligence
searches concerning the Vendor and the property as it determnines o e necessary, I its sole
discretion, in connecton with the mansactions contemplated hesein,

3. PURCHASER'S REFRESENTATIONS AND WARRANTIES

The Purchaser hereby represcns: smd wartants to the Vendor as reprosentations and wartantes thar,
ucless otherwise specilied, aze rue st the date hereof and will be true at the e of cotagrlotion and
that arc o contnue and to survive the purchase of the Property by the Purchaser vegavdbess of any
independent investigations that the Vendor mey cause w0 be muade, thet, subject o the limistions, if
any, mtpressed herein;

fa) the Purchaser has the cotpotate avthority and capacity 10 enter e this Apreetnent and o
carry out and complete the tansactions conterapiated by this Agreement,

{(h o the Clesing Date, the trensactions conternplated by this Apreement have been or will be
duly and wvaiidly aothérized by @ requisite corporate proceedings of the Purchaser, this
Agreemert constimates, gnd zl other documents and agteements o be delivered by the
Purclaser ander this Apreement will consdoute, degal, vabd and binding obligativns of the
Puechaser enforceable against the Purchaser in sccordance with Lhelr tets, subject only to
sqquitable rermedies being avatlable ceby at the discretion of the cowrts; und

{) there is no acdoen of provesding pending or to the Parchager's lencwledpe threatence against the
Putrchaser before any court, arbiter, arbitration panel, administrative mibunal or agency which, if
decided advetsely to the Purchaser, mipht maredally afect the Purchazer's ahibivy to perform s
obiigadons hereunder.

gie
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The Perchaser acknowledges thay the Vendor Is tedyiegr on the forepoing representations and wartanties
in connecton with the putchase by the Purchaser of the Propetty, The Vendot acknowledges that the
Purcheser iz relying on the foregoing represcotations and watranties in eoneection with the purchase by
the Putchaser of the Property,

R TITN



SCHEDTLE D

TERMS OF 100% APPROVAL OF SATM

The parties acknowledge and dgree thae the proceduses associated with the Miwal Conditons
ate necessaty o effect a sale of ind witkin 4 st plan whete 80% or more, but less than
100%, of the owners of swatz das wish to appoint a Bguidator (0 wind up the Vendor as &
siraia corpoiation under the SPA and seil the Lands within the Steata Plan.

If at the mecdng to eppeove the Requited Resolatons, the Required Resoludons arc approved
by the Owoers of 100%: of the Streata Lots, then at the aptian of the Administrabior on behalf of
the YVendor, exercisable by weitten notee {the "Option Bxerctse MNotiee™) delivered by the
Aedwrinistratey th the Purchaser within Gee (5) days after such mecting, the Administvaior may
cleliver tn the Purchaser, an iodividual conttact of putchase and sale fur each Strata Lot sigred
by the npplicable Cramer {each, an "Individiaal Strata Lot Cantract™) which wiil be on o foom
of contract prepared by the Porchased's Solicitors, with redsanable amendments as may be
agreed to by an Ovmer and the Poechaser. Hack Endividual Strata Lar Contract wills

fa) provide the nund of the applicabls Owner,
(o)  provide the sddress and legal description of the applicalle Sorata Toy;
fc) not inclode any sonditions precedent for the benebit of the Vendor ot the Putcheser, if

such conditions bave not becn wabved dr satsfied by the Puclaser, 2o0d the closing
condition weferred fn in pamapraph (&) below,

(d} provide the proportionate share of the Purchase Frice payalie m the Ohwecr of the
Strata 1ot in accodance wilh the Winding Up Resolution, allocated as the purchase
price for such Strats Lat and the same proportionate share of the Depesit sliocated as a
deposit nnder such Individuad Steata Lot Contoacy;

{c provide that the compledon date will be as ser our In Section 5 of this Scheduie D,
provided shat it will be o condition of dosing for the benefit of the Perchaset that all &
Indivichaad Seeara Lot Conteacts must complete on the same date aod the Parchaser will
have she npht, In s sole diseretion, o extend the completion date ta casare that 4l
eompletons occur on the serme date or, where either of Sections 4(z) or 4(b) of dis
Schedule 1D appliss, 1o reeminate, all of the Individual Saate Eor Contracts, in which
rase the Winding Up Process will be resumed in aocurdates, with Section 4 of this

Schedule T3

it provide that no Owner will enter 8o any lemancy agreement in respees of such
Craner’s Steata Low that i3 noc a saanth-to-meoath toeancy or that provides for a merm
eniling later chan the Closing Date,

4} provide that it will rerminate sand be of no forthes fores or effec in 2ccondance with

Section 4 of this Schedule D

Ay



ez

Upon reccipt of Individual Strars Tot Cotiracts {for all 6 Straea Lots compleled in sccordance
with the forepping and signed by each Owrner, the Purchaser will promptly sign and retim the
satne to the Vendor and the winding-up proceas deseribed in Secton 5 of this Agreement {the
“Winding Up Process") will {except as otherwise herein providerd) be suspended ar will not be
used to complete the sale and purchase of the Property except thar the Vendor will make the
application for the Winding Up Usnfirmaiion Oeder within the tiae therein provided ju this
Apreement, but will nut othersdse putsue sach applicztion unless the Windingr Up Process
resumes us hepeinatier provided,

Motwithstanding Scodon 2 and 3 of this Schedule £, if)

{w) Individual Steata Lot Contracls for all 6 Strata Lots are not cxecuted and delivered to the
Purckeaser within fwenly-fire (25) days after the date on which the Administrater delivers

the {Iptinn Hxercise MNotice to the Purchaser (the "Strata Lot Contsct Excoution
Deadline™); or

(b) any Cwener advises the Administrator ox the Purchaser (hat he or she will not complele the
sfe of such (hwner's Stram ot o the Purchaser in accordance with the applicalle
Inedivighea] Strata Lot Contrace, ar if all of the Iodividuzl Strats Faot Contracts do oot
complete on the same date, and the Porchaser pives written notce terminatingr the
Individoal Strata Eot Contracts to the Wendor with coptes w each of the Owaers,

then dhe Winding Up Frocess will be resumed, this Apreement will tomain binding upen the
YVendor and the Potchaser in 1l Force and elfect, wnamended, and alk of the Individual Strac
Lot Contracts will terssinare and be of oo further force ar effecr,

The closing of the putchase and sale of the Stratm Loty putsnane to the Individual Sieats Eoes
Contracts execated and delivered pursuant tr Secton 3 of this Schedube 2wl ocoer on the
date that is the last day of the thisd full calender moeh foflowing the Strata Lot Contrace
Hxecuricn Deadline.

In the cvent that the dosing of the [rurchase and sale of the Stram Foom proceeds as
contemplated by this Schedule [k

fn) the Parchaser shall be responsible {or the cancellation of the Soas Plan and the winding up
of the Sreata Corporation, at the Purchaser's own cost z=nd expense, following the
completion of the putchase and sale of afl of the Strata Lots pursuant o the Individuat
Strata Eot Contracts provided that the Stratn Corporatior will be tesponsible for
pavment of afl liabilities of the Strata Corporation dac up 6o the Closing Date and the
Purchaset will be credited wath any expenses due by the Strata Corporstion under any
service contracts andl/or propoerty management agteements up to the Closing Dhate, I
requested by the DPorchaser, the Vendor will cancel afl setvice contraets and property
managettent agrecments priot to the Closing Biate atits own cost and expense;

by each Cwner is endted te reccive from the Serate Cotpotation, which smunt will be pzid

4y the Strate Corporadon on closing, such Cwmer's propurtionate share of the funds
remaining in the Stram Corporation's operating fand, contingency reserve fund und, if any,

3
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specist levy funds after o]l financisl obligatons of the Swata Corpomston up o and
including the Closing Date have bheen mel Fur certulnty, the Sttata Corparation's Anancial
obtipatians up to and including the Clasing [ae nclude the payment of the accouats of the
Administtator and the Administator's legal advisors in respect of the trensaction
sunternpiated by this Agreement, inchucding this Schedule DB; and

notwithstanding the fact that cettain whms of this Agreement are suspended, the Vendor
shall continue to perform jis abligations under Section 2 of Schedule € of this Agresment.

/‘)/)72
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SCHEDULE E

ODWNER'S AGREEMENT
BIETWIEITN: e S (ihe “Onwner™)
AN BUTTERSCOTCH HOLDINGS INC. (the "Purchases
RE: Purchase and Sale Agreement dated October _ | 2020 {the "Purchase Agreemuent™)

between the Parchascr, as purchaset, end The Creners, Strata Plan V458 (the “Sirata
Corporation™, as apeat for and on beball of the owoers of all of the Strate Lats in
Serata Plan VRA50 (the "Strata Plan™), as vondor, with tespect to the purchase and sale
of the Jands and buillings located ar 1089 West 139 Avenue, Vancouver, B.C fthe
"Property™|

AND RE: Thnie , 1S West 13" Avenue, Yancauver, B.C. (the "Unit")

1N CONSIDERATION of the ameount of 310.00 new paid by each pacty to the other, the covenans
and oblifations ser vut in the Purchase Apreenient and ather good and valuable comsieleration, the
teceipt ol sefficiency of which b heveby acknowledged by cach party, e partizs covenant anid agree
2 follows:

1. Provided ihe putehase and sale of the Propeny campletes in accotdanee with the rerms and
coneditons of the Putchase Agtecment, the Cwner may semain in possession of the Unit upl
the date’ (the “Initial Delayed Possession Date”) which s FOUR {4) months after the
Closing Dale (a5 defined in the Purchase Agreement). The Crwner will not be sequited to pay
any rent ar ficense fee to the Purchaser while he or she femadins in possession of the {init
during the pertod berween the Closing Date and the Taidal Delayed Possession Date,

L. The Owaer covenants and agrees as follows:

(a2} the Orwner will wacate the Tinit, and remove all of his or her personad property {which
does ot nclude any fapares, major applianees (heing any washer, dryer, refligerator,
oveny, stove wid boit In dishiwasher) or other inprosvrements within the '[_rmt fincluding,
for example, doos, closet oeganizers, light fisinres of built-din fugnitare), the Chwner
acknowledging and apreeing that the Gwner shall ot have any salvage righes with
respect @ the Uit whatsoever) therefrom, and feave the Unit in 2 tdy and "brooumn
clean” condition, on ar before 300 o, on the Initial Delayed Possession Thale,

=) i the Orwaer intends 1o vacale the Unic priot to the Initial ielayed Possession Date, the
Crner will give the Tarchaser at least one weel's writen notice of js intendon to
waeate the Linit

fcy the Croaer will not damage the Usnde or the Propetty, other than reasonsble wear and
teal, Of EHBOVE, tnper with of denage ooy Hateees, major appliasces o other
imptovernests within the Unlt or the Propetty, and will maintain reasonable heatth,
cleantiness and saqitary slendards throughoul the Uil av all dmes;



' (dy the Owner will be responsible for all costs and expenses for all utilities and services
which ave hilked separately fo the Unit or the et

(e the Purchaser not be wili be responsible fur any routioe, non-struchuad ecoairs,
manlenanee and replacetnents aseoclated wirh any Unir, inclading any the repair,
maintenatce and replacement of any furnishings, equipment and appliances located
therein, but will be respansible for any repaiss, malatenance and replacemens that would
have been the responsibility of the Serata Cotposation parsuant to the Sinfa Frotery Ao
anit the bylaws of the Stratz Cotportion priar o rhe’ winding op of the Stzata
Corporation, For greatet cettalzty, an Owoer occapying & Unit pursuant (o ehis
Agreement will not he responsible fe improving the Tnit 1o a better eondidun than
wias in on the Clusing Date; and

{fy fror greater certaineg, the Ohwner may not subler the Unir or assipgn any of tights under
this Aprecment to any other persarn,

2. The Chwace represencs and watranes thatr @ priot wothe vanceliztion of the Srmi Plan, the
ownet was the registered and heneficial owner of tie Unit; and (i there will be no leases oe
termency agicements which refate to or 2ffect che Pl and no tesants of the Unir, an or aler
the Clostrg Daze,

3. Notwithstanding scction 1, cach pary acknowledges and agrecs tisat, afier the Initsl Delayed
Posseaston Dae, the Parchater may tenminate an Chener's vight to remain in possesston of such
Orwner's Strata Lot under this Apreemtent by wiitten noedce to such Cwner aned with
tormington to be effective on the dast diy of ghe calendar month following the macth it which
wiliten notice is given 1o such Owaer,

4, Fach porty acknowledyss and. agrees that it does not, by entedng into this Agresment cor
otheraise, intend o create & tenancgy of a tehancy 2grecment bevween the Owner and the
Purchaser, and the Crwnee expressly achnowledges and ageees (hat, in no evert will he or she be
deetnzd or construed o be k tenant of the Unis, 3t merely hoing the intencon of te pattics
hereto that the dete for vacant possession of the Tnit foflowing the completion of the purchasc
anel sale contemplated in the Purchase Apreement will be delayed to the Initial Pelayed
Possession Ldare. In the ewvent that aoy court or ssbenat {ocluding the Dritsh Columbia
Residentia! Tenzney Branch} finds that the Chwoer b o teoant of the Unit or thae the Rerddartiaf
Teneangy et Botlsh Cotumbda) applies 1o the Owners oceupstion of the Uniy, then there will be
deemed to be & fixed-terin tenaney agreemens hetwesn. the Chwner and e Purchaser which
includes the following terms: @ the end of the terra of the tenancy (herewnder will be the Initisl
Dhelayed Pussession Dale; i) the Owaoer will vacare the Uait on the Inital Delayed Possession
DCrare; and (i3 such terancy agreement will ntherwise incorpotate the torms and conditions set
out in the standard residendal tenancy agreement af the Bash Columbia Residential Tensncy
Branch, and (iv) upon receipt of wiitten notice from the Tarchaser of the Putchasés's niention
to (perninate che onancy pursuant 10 secaon 3, die Wendor will deliver to the Puerchaser an
éxecuted copy of a Munwal Agreement v Bod Tensney BRTE — 8), with terminagon to be
cffective on the last day of the calendsr month following the month in wwhich such wiiten
netce i given to such Canier,

5. Thiz Apreement will enure 10 the benefit of and be bioding upon the respectve heles,
expoutods, administearors, other legal represenialives, suecessors and assigms of the pates
This Agrecment may be exeoated in any numbicr of counterparts, each of which will be deemed
ta be an origing] and all of wloch, ke together, will be deemed 1o caonsitute one and the



sane mnsieamnenm,  Delivery of an execoted copy of this Agreement by electronic ransmission
will be as effecdve as prosonal delivery of an criginally executed copy of this Ayrrecment.

IN WITHNESS WEIEREOE, the patdes have execured this Aprecment this

2

S — N

day of

By the {amer:

{seal) o fscal)

Mame af Witness: MName of Creencr:
{geal) (sealh

Tatme of Withcss:

By the Purchascr

BUTTERSCOTCI HOLDINGS INC,

By

Marne:
Tithe:

MNarme of Crynet:

[EF Ryt



Affidavit #1 of Mark Goodman
Sworn June |, 2021

Mo

Vancouver Registry

IN THE SUPREME COUR'T OF BRITISH COLUMBIA

Re: THE OWNERS, STRATA PLAN VR 456
IN THE MATTER OF DIVISION 2 OF PART 16 OF THE STRATA PROPERTY ACT, SBC
1998, c. 43

AFFIDAVIT

i, Mark Goodman PREC, Realtor, of 560 -- 2608 Granville Street, Vancouver, British Columbia,
SWEAR THAT:

1. [ am a a realtor with Gondman Commercial Inc., ("Goudman Comigerical™), the real
extate agent retained by the administrator, Garth Cambrey, on behall of The OQwners,
Strata Plan VR456 (the "Strata Corporation), and as sach, I have personal knowledge of
the facts and matlurs hereinatier deposed fo, save and except where the same are staied to
be based wpon information and belief, and, where so stated, | verily belicve the same to
b truc,

2 Purguant (o a listing apreement daled July 9, 2020 the Strata Council of the Strata
Corporation formaily retained Goodman Commercial 1o assist the Strata Corperation in
the marketing and salc of the Spruce West strata complex and its related land
{coliectively the "Spruce West Complex™.

3. The Spruce West Complex consists of six residential sirata Jots in one six-storey building
and associated commen properly, built in or abost 977, and tocated at 1039 West 13th
Avenue, Vancouver, B.C. Thereafter, Goodman Commercial commenced marketing of
the Spruce West complex to prospective purchasers, Attached and marked as Exhibit
“A" to this my affidavit is a true copy of ihe lsting agecoment, dated July 9, 2020,

4. I along with my colleague Cynthia Fagger, of Goodman Commersial, have been invelved

in the markeling of the Spruce West Complex, and subsequent events feading up Lo the
[CRIFYTAT 5

Ak



Strata Corporation's approval of a winding up resolution at the Special General Meeting
held on Mach 24, 2021,

5. For the purpose of swearing this affidavit 1 was nol physically present before the
Comrmissionct, but was Hinked with the Commissioner utilizing video techrology and
following the process for remote commissioning of affidavits set out in the directive
issued by the B. C. Supreme Court on March 20, 2020

Marketing of the Spruve West Complex

6. Based on Goodman Comtnercial's experience marketing housing conperatives and other
strata corporations for potential sale and windup, we recommended (o the Strala Council
thal the Spruce West enicr into an agressive markeling process that inciuded emai,
interned, social media, phone and prinl, highlighting the amazing attributes of the subject
property and its attractive invesiment appeal to a local, nafional and international
audience {the “Marketing Campaign™).

7. Prior to {he marketing of the Spruce West, Goodman Commercial had successtully used
this process to generate multiple offers on other listings.

3. Prior to the commencement of the Marketing Campaign, we prepared a document
summarizing our opinion on the value of the property (the “Vahution™). Based on the
substantial costs 10 repair the building, Geodman Commerciat determined there were four
aptions for the priving of the property:

a. $2,975,268: Based on the assumption the building is vacated and all suites leased
"at market rales";

b, $£3,954,300: Bascd on the assumption the building is vacated and all suites are
sold individoatty;

c. $3,396263 to $4,095,515; Based on the assumption the building is demolished
{cost excluded); and

d. $2,529 630 to $3.891,770: DRased on the assumplion the building is demofished
{cost excluded) and 100% rental assumed.

9, Notably, the mnge we proposed in the Valuation could be as low as $2,975.268
depending on which option a buycr pursued. Attached and marked as Exhibit “B” to thiz
nty affidavit is a truc copy of the Valoation.

10. Ulimately, we determined a supgested value range of $3,500,000 to $4,500,000 for the
Warketing Campaipn. A large range in value was due to the various unknowns such as
which option a buyer would pursuc #nd the significant need for repairs to the building,
We erred on the high side snd proposed to the Strala a listing price of $4.750,000. |
distributed the Valuation to Mr. Cambrey. '

[WIRGAT4I:5 )
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FL On July 13, 2020 Cynthia Jagper and myself attended the July 2020 AGM to discuss the
proposed marketing scheme and answer questions the owners may have about the
marketinig proposal and sale of the Spruce West. Attached and marked as Exhibit “C* 1o
this my atfidavit is a true copy of the July 2020 AGM Meeting Minutes,

12, Following receipt of comments and input from owners, we proceeded with the Marketing
Campaign at the list price of $4,750,000. Once the marketing materiats for the Spruce
West Complex were completed, our team publicly launched the Marketing Campaiyn in
July 2020, The Marketing Campaign included the following acttvities:

[ R T

.

Distributed a detailed information package on the Spruce West in the Goodman
Report which reached approximately 15,000 worldwide subscribers, A copy of
which Is attached hereto 1o this Affidavit as Exhibit D™,

Featured the Sprucc West on  the front page of our  websile
(www soodmatepirt.oom). This  feature  generated 3,750 views of the
alvertisement, A copy of the webpage is altached hereto to this Aflidavit
collcelively as Exhibit “E",

Advertised locally and nationally through the Western Tavestor Newspaper. The
Western Investor has a distribution of approximately 40,000 subscribers. A copy
of the Western Inveestor advertiscment is attached hereto (o this Affidavit as
Exhibit “F*,

Advertised locally by taking out ads in the T.andiord BC Magazine, The Landlord
BC magazine has a distribution Iist of approximately 5,000 subscribers. A copy of
the Landlord BC advertisement is altuched hereto to this Affidavil as Exhibit
“G.

Advertised through an email campaign which resulied in 4,402 views and 1,005
clicks. A copy of the ematil advertisments is attached hereto io this Affidavit ag
Exhihit “H”.

Mailed out a posteard which reached 2,208 prospeetive purchasers. A copy of the
cmail advertisments is attached herelo to this Affidavit as Exhibit “17.

Created a confidentiality agrecment which was required to be signed by the
representatives of an inlerested purchascr before providing access o the due
diligence information.

Distributed a high-qualily sales brochure to thousands of investors and developers
made up of local and international prospects and other centors of influenee (e,
lenders, appraiscrs, lawyers, CAs, financial planners and media).

Followed up with potential purchasers with phone calls and meetings with parties
wha inquired following our advertising or had signed confidentiality ayreements.

AL



[3. Tn addition the marketing process described above, our team also advertised ihe Spruce
West through the following social media sites:

a. Advertised on Pwiller which resulied in 410 views. A copy of the Twilter
adveriisement is attached hereto to this Alhdavit as Exhibit “J".

b. Advertised on Facebook for Business which reached approximately 12,552
prospeciive purchasers and resuited I 1,031 clicks. A copy of the Facebook
advertisement is attached herclo to this Afdavil as Exhibit “K”.

c. Advertised on LinkcdIn which reached approximately 3,618 potential purchasers.
A copy of the Linkedln advertisement is attached hercio to this Affidayit as
Exhibit “L".

Parchase and Sale of the Spruce West Complex

14, After the marketing camipaipn, two Letters of Intent (LOls) were reecived by our office
an behalf of the Strata Cotporation. The offered purchase price in each of the two LOIs
were within the range of our preposed market value.

a. The first offer was from Batterscotch Holdings Inc. (“Butlerscotch™ for
$3,900,000 (the “InHial Buttersenteh Offer”™).

b, The second olfer was from OpenForm Properties Ltd. (MOpenForm™) for
$4,300,000. 1 signed a fetter of intent (the “Openform LOI™) with OpenForm on
Augast 6, 2020. Attached and marked as Exhibit “M” to this my affidavit is a
true copy of the OpenlForm LOL

£3. Initially we decided 1o move forward with the OpenForm LO1 On September 2, 2020 my
collcagee Cynthin Jagger and [ attended a Special General Meeting of the Strata
Corporation (the “September 2020 SGM™). In this meeting we reviewed the provess our
team followed in marketing the property and obtaiping the Openform T.010 We also
reviewed the nexl steps in the process including negotiating a purchase and sale
agreement. Wo answored guestions from owners about the windup aml sale process.
Attached and marked as Exhibit “N* {o this my alfidavit iz a true copy of the September
2020 SGM Meeting Minutes,

16, Utimately, OpenForm withdrew its offer on September 22, 2020 based on its estimated
costs to repair the building. Attached and marked as Exhibit “0™ to this my affidavit is a
true copy of the email chain between myself and OpenForm dated September 22, 2020.

17. Butterscotch provided an LO1 to the Strata Corporation (“Inilial Butierscotch 1.OI") for
$3,900,000 on September 21, 2020. Mr. Cambrey accepted the L(H on behalf of the
Strata Corporaiion on September 22, 2020, Attached and marked as Exhibit “P* o this
my affidavit is a frue copy of the Initial Butterscotch LOL

SR TS
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18, On Qclober 2, 2020, after physically reviewing the building, Butterscotch advised us that
it did not want to proceed with the LOT at the initial offer price due to the significant need
for repairs in the building, Attached and marked as Exhibit “Q” to this my aflidavit is a
true copy of the cmail chain between myself wnd Butterscotch dated October 9, 2020.

19, We followed up with Botterseotch to determine if there was a price 2t which Butlerscotch
was interested in continuing snd was informed that an acceptable price for Butterscoich
was §3,300,000. Butterscotch also confirmed by email that the purchase price is
conditional only on the wind-up process completing, or alternatively, if a 100% sale of
strata lots can be achigved (the “Revised Butterseotch Offer™). The Revised Butterscotch
Offer was in the range of values based on the options the buyer may pursue in the
Valuation,

201t is oy understanding that {bllowing the acceptance of the Revised Bufterscotch Olffer,
Mr. Cambrey signed a purchase and sale agreement with Butterscolch, dated November
6, 2020, (the "PSA") for the sale of the lands and premiscs comprising the Spruce West
complex. Altached and marked as Exhibit “R” to this my aftidavit is a true copy of the
PSA dalcd November 6, 2020,

21. T have read the Facts noted in Part 2 of the Petition of the Strata Corporatfon and the facts
noted thergin are truc and accurate to the best of my information and belief,

22. For the purposc of swearing this affidavit | was not physically present betore (he
Commissianer, but was linked with the Commissioner utifizing video iechnology and
following the process for remofe commnissioning of aflidavits set out in the directive
issued by the B. C. Supremc Court on March 29, 2020,

SWORN BEFORE ME at Vancouver, )]
British Columbia, this /2 day of June, )
2021 3
}
) /
. )
A Commissionegr for taking Affidavits Y= "Mark Goodman
foor British Columbia 3

[T



This Is Exhilbit “A" referred to in the affidavit
of Mark Goodman, affinmed before me o

Jume |, 2021

A Commissioner for Taking Affidavits
i British Columbia
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EXCLUSIVE LISTING AGREEMENT

This Agreement mada the 3th day of July, 2020

Between

Anid

Goodiman Commercia: ing,
#5600 — 2808 Granvilo Stree,
Vancouver, BC, WBH 33

{herginafter referred fo a5 "Goodman®}

The Owners, Strata Plan VR 458

cfo Garth Cambray, Administrator

#2300 ~ 2850 Shaughnessy Strest,

Port Cogaitizm, BE, Y30 615

{hereinaftar raferred to as the "Strata Corparation™)

WHEREAS:

A. The Strata Corporation is a strata corporation sstablished pursuant to the Strata FProperty Act,

SRC 1998, ¢. 43, of Britizh Columbia, as amended (the "SPA");

Pursuanl to a Court Qrder dated April 47, 2020 In the matkter of Macl snnan v The Chwners, Sirafz
Flan VR 456, B.C. Supreme Court Mew Westminster Reglstry No. NEW-5-S5-222743, Gaith
Carnbrey of Cambray Consulting Ltd, was appointed as the administrater (the "Administrator”) of
the Strata Corporatlon pursuant to section 174 of the SPA, and was ordered fo take all
reasonable and necassary steps to investigate and complete a voluntary winding-up of the Strata
Corporallen pursuant to Divisien 2 of Part 18 of the SPA, hcluding erlerng into & sy
agreemant with 2 qualified real estats ggent:

The purpasa of this Exclusive Listing Agreement ["Agreement") is io facililate a voluntary winding
up of the Strata Corparation with a Houidator ("Liquidater”} pursuant to the SPA (a "Winding
Up"}, ora 100% epproved sale of ali strata lots to 2 single purchaser in fieu of such = Winding Up
{a "100% Approved Sala").

In gonsideration of Goodman listing and agreeing to offer for sale the Eands.at 083 West 13th
Avenue, Vancouver and legally described as:
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Straid Lots 1-6, Plan WAS456, District Lot 526, New Wastminster Eand DHstrict

D 004-046-471, 004-046-430, 004-046-488, 004-046-501, 004-048-510, 004-046-526

{ealizctively the "Property™)
during the Term of this Agreement, the Strata Corporation hereby grants to Gootiman the sole and
axclusive suthority to secure 4 purchaser acceptable to the Sfata Corporation [or the Proparty,
upon tha foltowing terms and eondltlons:

1. Goodman zcknowledges and pgress that neither the Strata Corporation nor the Administralor is
the owner of the Sirata Lots and neither has registersd tilie to the commen property shown on
Sirate Plan VR 458 and thus neither is in g position to sell the Properly but are cnly vehicles,
pursLlant to the provisions of Division 2 of Part 16 of the SPA, o coordinate the marketing and
sale of the Proparfy and effect the Windlng ip of the Strata Corporation, the cancellation of
Strata Plan WYR 456 and the transfer of the land shown on the strata plan to the Liguidater and
their suksegusnt Iransfer of the land shows on the strata plan o the purchaszer (or a 100%
Approvad Sala in Hew thereoh),

2, For {he purposes of ihis Agreement, ' Accepted Centract” means a binding contract for purchase
and sale of the Property accepted by the Adminisirator on behalf of the Strata Corporation, which
contract is subject to the provislans of section 2 of this Agreement.,

3. Ay Accepted Conteact wilk be subiect to abfaining:

{a} lhe approvals required pursdant to Division 2 Volentany Windlng Up with Liguidator] of
Parl 16 of the SPA, which for certainty includes the following;

{1 the approvat by the Qwners (being the ragistered owners of the strata ols
comprising Stratz Plan YR 456) of a windup resolulion by way of an §0% vote
pursuant to Saclion 272 of the BPA {the "80% Voie Resalution®);

) assuming that the 80% Vaote Resolution passes, the approval of the Owners of

the Accepted Gontrack by way of an 75% vote pursuanl to Section 282 of the
SPA [ihe " 75% Vote Rasolution');

{iiiv  the granting of a court order oy the BT Supreme Cowt pursiant to section 278.1
af the SPA, confirming the B0% vote resolution approved by the Owners
purstant to section 272 of e 3PA, ehd

{iv) the granting of = courl ordar by the BC Supreme Couwt pursirand bo section 279
of the SPA, which, infer alfa:
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(&) confirms tha appointment of the Liguidator: and

B vests in the Liguidator title 1o the property for tha purposs of seliing the
propery to the purchaser pursuant to the Purchass Agreement: or

by in the event thet the Owners do not approve the BO% Wote Resoiutlan, the approvals
pursiant to Division 3 [Court Ordered Winding Up] of Padt 16 of the SPA apply, which for
cerfainty includes a Coun Order pursuant to Sectlons 284 and 2R5 of the SPA,

It neither of the approvals in subsestions 3(a] or (i) are obtained, the Accapted Contract shall be
desmed null and vold and the Strata Corporation shall have no obligation under this Agresrment
ar an Actepied Cuntact,

4, Subject to the requirements of Division 2 of Pan 16 of the SPA, {he Administralor has sxctusive
eondUct of ihe Progerty on behalf of the Strata Corporation and ali of the Cwhers. Sacdman and
the Designated Aganl{s} {as deflned st section 8 of this Agreemenl) each ackncwledge and agres
Lhat nona of them will act for or in any way advise or negotiate on behalf of any Cwners with
respect to the potential winding up and sale of the Preperty {including any strata tols thanewilh)
cortemplatert by this Agreement. For clarity, a1l negotietions regarding the potentlat winding up
and saie of the Propesly {Including any strata lobs therewith) must be conducted by Goodiman
andfor the Deslgnated Agent(s) through e Administrator, The foregoing does not fowever
prevanl Goodman endfer the Designated Agents from mmeeting with Owners 1o discuss any
proposed sale or offer to purchase through a Windlng Up (or 100% Approved Sala n Heu
thereof), including considerations that may be specific o a padicular owner, as long as such
discussions and considerations are disclesed in advance to the Adminlstrelor and form part of the
overall negolistions of betwean the Administrator, on behalf of the Sirata Corporation, and the
prospective purchager of the Property.

b, Goodrman wilt uee due diligence and ils besl efforls in secking prospestive purchasars, utiizing
appropriale advertising and promolional materlal at jis sois cost,

&, All enejuiries recefved by the Admintsrator during the Term ragarding a pofentlal purchase of the
Proparty fram any source whatsoever shall be referred to Goodman,

7. All offers are to be submitted to the Administeator through Goodman, including offers recelved
from coopeorating brokers.

g The Listing Brokerage (Goodman) desigrates Mark Goodman Parsonst Rasl Estale Comoration
and Cynthia Jagger Personat Real Eslate Corporation (the "Deslgrated Agonts™ to act as lhe
sole agents of the Strata Corporatlon in respact of the Property,
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11,
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Periodically, Goodman wil provide the Administrator with writteh status reports on the marketing
of the Property.

Suhiect to sections 12 amd 13 of this Agreament, Lhe Strate Corporation will pay Goodman a real
ectale commission In the amount of twa percent (2.0%) (fhe "Commisston'} on the Propery's
total sake prce (due and payable oul of nef proseeds on shosing) plis applicabie taxes, I thare is
2 cooperating biokerage, the commission will Be in the amount of two and one-half percent
f25%) and Goodmar will pey lhe cooperating brokerage, from the rarmuneration paid to
Goodman by the Strata Corporation in an ameount equal o 0.78% of the sale price of the
Property, pug applicabie faxes.

Fof clarity, the Property's total sale price does not include any consideralion in the form of anay
purchase and sala agreement by the purchaser to permit the Cwners to continua residing in the
strata lots on a ne-cherge of reduced charge baais following the completion of the trarsaction
contemplated by the purchase and agie agreemeant oF any incentives offared by such purchaser
with respect to aty developments of the purchaser.

The Commission shall be payable to Gocdman by the Slrata Corporation § any of the following
BUETIE Qoo

2. The Prapery is Bold {o any garson or entily during tha Term ;

b, Tha Strata Corporation enters into 8 binding agreement of purchasa and sale for the Proparty
turing the Term , which complales or, direstly or indirectly, ieads to, cenfrioutes 1o, or is an
effectiva cause of, the sale of the Property following ibe expiration of the Term,

& Goodman negoliates an offer for the purchase of the Froperly durlng the Term and, as a
result of such offar, the reght of a third partyisa} to puschase or aodglire the Properiy pursiant
to a myht of first refusal, option to purchase, er “buy-sel” ar "shotgun® provision, or similar
right, is tipgered and such third pary(ies) proceeds whih and does purchase or acquire the
Propery, ar

d. Within B months after tne expiration of the Term -
iy The Properly is sold 1o any perscn or entity to whom the Property was submitted or

Intragused by Goodman {an “Intredused Pardy™), intlzlly of oslhenwise, prior o the
expiration of the Term, or



Duaheentalgn O FABGFEYd-64B84TEF-BA00-DEYMICCBOAE] [

Fagzge |5

i} Megoliations or sorrespondence taka place, which st any time thereafler, directly or
indiractly, lead or conirlbute to, or are an effective cavse of, tha sale of e Property to an
Introduced Pardy.

13 For the purpeses of asceriaining the Strata Corpoacation’s Rability for the Commission under
subparagraphs 12{d}{i) or 12{d}{i%}, the Strata Cotporation may, by written request to Goodman,
inguire whether any person or entity with wherm the Strata Gorporation may coniract, negotiate or
comespond In connectfon with the sale of the Praperty sfter the expiration of the Temn s an
introduced Party.

14, For the purposes of thls Agreemant, any persans or entities that were of shotld have been
referred fo Goodrean by the Sirata Comoration pursuant fo section 2 shall be deemad fa be an
Introduced Party.

15, For the purposes of this Agreement, the purchase, sale or acquisition of the Property includes &
purchase, sale of acquisition of all or a portion of the Property or an interast in the Propery, and
the purchase, sale or acquisition of shares in one of more companies that owns all or & portion of
the Property of fas an interest in the Property.

14, M is understoed and agreed that there are ne representations, wamanties, guarantees, promises
of agresments othar than made kevein.

17. n $he event of:

{a] a\Winding Up of the Strata Corporation, the cammissian will be paid in full to Goodman upon
the completion of a transfer of alt of the Uwners' inferest in the $irata Lots 1o the Liquidator
end the transter by the Liquidator of tha [and 1hat was shown on the strata plan immediately
before its cancellation to the Purchaser and the wnconditlcnat payment of the sals proceeds
te Lhe saficltors for the Liquidator, the Strate Corporation or the Ownera, as apslicabla; and

{a}

.

a 100% Approved Sale, the commisslon witl be pald In full to Goodman upaon the completion
of a transfor of all of the Owners' interest in the Strata Lots to the purchaser and the
unconditional paymeant of the sale proceeds o the solicitors for the Owners, in accordance
with the listing agreement that to be entered info by the Owners and Gocdman In ike event
that each of the Owners signs an individual purchase and sale agreement for bl or her
Strala Lot with ihe purchaser of all of the Strats lots,

Ae.



Aldhenllslgn ID; FEDEFH-GA00-4TUF - RHIEITICABRAL

18,

19,

20.

Page |6

The term of thiz Agreement and the guhority granted to Goodman shall become effectve from
the date of execution: of thig Agreament and will remaln effective up i and including Fabruary 28,
2021 [the ‘Initlel Terw™), and may Ge further axlended upon mutual agreameant of the parties in
writing {togethar the nitial Term and any extensions theraof shall be the *Term"). Any extensian
of the Initial Term wili be on the same terms and conditions contalned in this Agresment, except
an otherwise mutually agreed upon by the parties in wrifing. If ihe Strata Corporation enters into
an agreement for purchase and safe of the Propery (the "PESAY) during the Tenm, then this
Agresrnent shall automatizally be extended until either the closing date or the lermination date of
ihe PGA,

{uring the Term, Goodman shal communicele with the Agminiztrator only on behalf of the Strata
Corporation, ahd hot e Strate Council andfor the Chwhers, unless:

(@) the Administrator first approves any such communication in wriling, or
by othemwise directed by Caurt Order.

Goodman hereby releases the Administrabor, or any employes, sgent, or represeniative of the
Adminlstralor, from any and eil actions, causas of actions, contracts, covenants, whether express
or implisd, claims and demands for damages, perscnal injury, indemnaity, coats, Interest and loss
of every nature snd kind, whatsoaver and howsoever arising, whether statutory oF otherwise,
which Gopdman may heretofore Trave had, may now Reve, or may heteinafler have, in any way
relating to or arizlng or rasulting from this Agreemant.

I WITHESS WHEREOF, THE PARTIES HERETQ HAVE EXECUTED THIS AGREEMIENT DATED
THE gth DAY OF JULY, 2020

GOODOMAN COMMERGIAL INC,

Fer:

A,
P{ML Grenhonane  OTABRO2E

e N MHBD H S AR 1T

Mank Go o rrimn, Prncipat

THE GWHNERS, STRATA PLAN YR 456

Par %{%_ . it
J.,Eu/ Ca

mbrey, & brinistrator



This is Exhibit "B” referred to in the affidavit
of Mark Goodman, affirmed before me on

Jume | 2021

A Cammissloner for Tamng:ﬂ:fﬁda\rlts
In Brltsh Columbia



Goodman:

Spruce Wast
1089 West 13th Awanue, Vancouwver

Proparad for
The Ownars, Strata Plan VR 458

Juby 20, 2020 t/u .



PROPERTY

PROPERTY SUNMARY

Registared mwnar The Owners, Strata Plan VR 456

#ame of building Sproece West

Address 1089 West 13th Avenue, Vaneouver

Legal description Strata Ecig -6, District Lot 526, Strata Plan VR, 458, together with an interest

in the common propefty in proportion fo the unit antittament of the strata lot
ae shown on Form 1.

Pl O-045-471, GO04-048-480, 004-46-498,
204-046.-501, 004-048-51G, 004-045-528

Zoning M-I Bultiple Family Dwelting

Lot aize H9.83" x 62.57" {6,245 5F}

Location Falrvlew

Yeur built 1977

Storoys B

Met rentable area 5,738 5F

LInits 8

Stite mix® Mo, unite  Awg. 5F
Oncbodreom © 0 . 1 B4ESF
Two Bedrooom 5 S7B 5F
Total B

Parking g underground + 4 surface stalls

Taxes [2020) $132 408

Agsassimeants [2020] Land. o 43,285 000
b proveIants ﬂﬁﬁ,ﬁﬂ-ﬂ
Total m

*Euitu bypz and siza basen on'Tax Asprat and Saeesa Plan



‘RIAYIEAE SO ALE L HBPLADIE 36 US(IEDIALE® Ry prys foaale o] 1L eyl anased 3, a0ueyz o) 15ene BIE FuB UD[1EWI MG B1h b SOLeUIS (g xa

'a¥d aple ey undn pesag pur Bueed Ay
2|0i530d AAUNRIM PALLALLID: 138 10 BAEY B6 PLE |BACIDR [RUBIITUGS sunbas Bitoas 8,1 TRELIRESR [FIUSY %o0L 90w aUi Ua aq1zend G55 0971 PUR |FARN |20 1200} pOLSL0WAR SUlp |G BRUINTEY - 1 uandiy «

‘a3es Ud BygIsend Jgd 9b-L PUE |PEpRIGE 15000 SELENDWA B Buzp;ng SRSy - f utuety .

A ENPLAIR L] 1Y DB RREYINS T 13kng roy [43UEI0E "B FU0 PUE A0 Brnosd, ARADDBLS
a0 |1 #1248 UBAS AJg|ERed 7 H1RMASE ¥1UI 4 SINELY) "SUGREADUA; JOUA Ut 30 sad gag'Ges 300 BBk JPH IR BRLIANGS BUe 53500 A DARLMAU| B|OF 6.6 FIUN PUF e 21 Buipy g S80nsTy - £ usnd

-EuBEABLUS 180T | Ul 83105 19¢ GO0 EEE Shid SaunBy a0y Le FEIOE|EL 418 EISSD SR kLU 18, IRSEE| SKNS (8 PUE pEEIEen 9) SULD|INRG SELLAGIY - | USED «

"BLOZ Jagwriar] wedy poda: Bueaurnfeg oy won =peesy +

U.eezTIGS. - - - M o esges . [IEEEEELIEIC osoesse . K o weetgers L NG Jod BOEIEAY
- P I RN = i 5y AG 0d § . ME'FSEEE - ogmgaiEEs. o ST 3]0 V) BU0D
DLELBAES 10 I ERLT)E] 300y puk] TG0 08T . KING . LFE 500 o Wpoud 95|, BRI

e 00 CEE o IR k) - 8100 LAREAGLG] 330G $5IT
] ov.in Qg 5 Jed 5 R A REVEE A 1 + simta Buptgi]) ‘jood ‘etojarus sae
N e EuE)sR Bailg pud . . ’ !BAALLDE O} E1S0
- I B L1987 L50°LE Sran 188 93
IR LLE'SS | B RUERST B |
1795 2lang
b

SIEUNES BEY fe

' - 00L"LE - : 45/ 3ai8g afiaany

- - - CHIFELE aLasuy BLiERey 18y RPRTIGEIS U0

) ) - . 9RE o A5 F LBy abkmay

: - e - o - L Ty / ey efelany

- - B 55 266 - [eIqBalEE f @aghag) 8215 yun ebasy

- e & : . . FUUP 0pUST 1 #

- v L L, - 4 o SIIU (/U 48 @

BB m_ . L T aee’y ) =TT - S1E1ET BASY 343285 [ BIORLEY 1ok

' £FLLL o £50R R gea'd HRa'n Ty WS4 paLsSy QHAIE0S
: oaL o o T Eju L WGSBS
oL ai aL’l : {pRIRNZE) W5 Bl

avt'n : abe's el e T arZ's g qrz's : Baa 115

PUSAY ULEL 159 680 T SNOILA0 S0 Eﬁgs._..._;

i



12

CONCLUSION

We started by gathering the factual details of your
property, then used them as a basis for the income
and comparable approaches to valuation. We took into
account your property’'s location, building type and
condition, projected income and expenses, as well

as the current climate of high demand and scarcity of
similar product.

Suggestart value

$3,500,000 - $4,500,000

Facommernded st prico



W_e use the most established, prcfassmnai approaches 1:0
5 arrwe a‘t the_best estlmate ‘of valug. i
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VALUATION / RENTAL SCENARIQ

1 " 10t 2 becronm 2 full 3,000 a6d
20 am z'hect}ia_um Semm DT T iaaee . 2 - am
3 31 2 hedroom 2 full 3150 977 3.2
4 o401 Zbedrowm - 2R Ccmae T s aog
b 501 2 bodroatn 7 full 3,250 577 333
6% | . L601:  ibochoom4den - lpawderstfull 0 3000 w5 ase

Total 6 suites $1B,700 5738 $3.96

* Measurement Taken from =trala plan.

Er Pontholse unil.



VALGATION / RENTAL SCENARIO

PROJECTED INCOME AND EXPENSES
2020

income {projectad st market"

t Aont {ostirmated} $IB, 700 = 32 months 322;4,400

2 F‘:ar_kins;. {est. 75 f month ¥ 10| . $750 % 12 r_r{dm_hs_ - 2,400
3 Laundry {kn-suite) -

i . Grosd incaoms . : ' . ’ A 233_,4:50
5 Less vacancy v10.5% _ _ i:ir'iﬁ?l_
§ - Escivegrosiimoma | T e

7 Insurance (narmallzad} $450 puor suitelannunm $£2,700
8 Liccnée o ) ' 500
] Taxcs 12020 actual) 12,405
a Repairs B madintananay 700 por suBcfannum 4,200
11 Landscaping 12020 tnrdgat] 2,500
12 Pest co ntn:;i . : a00
13 Fire safety {2020 fudyer) 2,000
14 Garbage F220 par suitafannom 1,324
15 Mydro |2020 budget! 1,200
18 Watnrfaewer [2020 budget| 1,450
17 Elevalnr (2019 actual) 4,450
18 Carataker 60 per suita/month 4,320
18 Total expehsas [37.543)
0 mq;_.',_ge'mﬂ.j.g'fm;.sm SNSRI B L $164.685
¥
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VALUATION /CONDO

207 2588 ALDER STREFET
20 1816 W 13TH AVENUE
803 1833 W 8T8 AVEMUE
604 2288 FINE STREET

1106 1633 W 8TH AVESUE
802 2668 A3H STREET

307 2988 ALDLER STACET
10 TEE W TTH AVENESE

BUT 1485 W 8TH AVENUE
1101 1833w 10TH AVEMUE
7241445 MARPOLE AVERLIE
204 3133 CAMBIE STREET
1029 W yTH AVENEE

THT 2668 ASH STREET

200 1788 W 153TH AVENUE
EL0E 20628 ASH STREEY

PH 1785 W 13TH AWENUE
800 1885 W t4TH AVENUE

2B

44
28
27
28

27
37
20
28
66
28
3G
21
24
KY
24
aQ

B72R.000

ga3.0v

821

$589,000 1.0 2501
EEDG G0 1,035 247
$1,088,000 1,128 251,54
$343,900 1,138 a834. 71
51,138,000 1217 935,03
944,000 1,264 75078
31,145,000 1,307 878.05
$1,648,000 A3 124565
53,168,000 1,609 13583.24
51,584 000 1,697 100118
21,358 BBB 1,684 HO0.4
B1,895,800 1,724 THN.8Y
B1,650, 000 3,733 F2EAT
$7.2588,008 1,804 1273.84
£2 500,000 1.314 1308.17
3.3, 950,000 2030 156517
$3,300.000 3,648 24,61
$30,267.488 28126 - 5L076
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YVALUATION / CONDO

RECENT FAIRVIEW CONDO SALES

701 1445 MARPOLE AVINUE
212 1448 WMABRPOLE AVEMLUE
104 1445 WEARFO] R AVERULE
420 1445 WMARPOLE AVEMUE
515 1445 MARFOLE AVENUE
514 1445 MARPOLE AVENUE
106 1445 MARPOLE AVENUE
303 £333 W FTH AVENLE
1004 1633 W BTH AVEMLIE
802 1666 W 13TH AVENUE
402 1105 W 12TH AVENUE
215 1238 W BTH AVENLUE
1305 2668 ASH STRFET

607 503 W 16TH AVENUE
804 1438 W 7 AVENUE

§07 1445 MARFOLE AVENUE
208 2201 PINC STREET

816 1445 MARPOLE AVENUE
1068 503 W TeTH AVEMUE
312 B0 W 15TH AVENUE
A0/ 2288 PINE STREET

122 1445 MARPOLE AVENUE
105 2628 ASH STRCET

407 2988 ALDFR STREEY
516 1445 AARPOLE AVENUE
620 1268 VW BROADWAY
603 1355 W BROAZWAY AVEMDIE
303 1166 W 19TH AVENUF

1272472019
1017019
Gi222020
15/200201%9
Ti6Za20
241342020
&R0
1/26§2020
BAE2020
1012010
22D
S2R2035
SE2015
11220189
2182024
232020
3202020
102372019
TGI8
262015
5202018
120 g
1142018
f2020
411542020
200
Sl2402013

220 FA5T OO0

F46E, OG0
$470,000
L475,000
475,000
5162, 500
F4845 000
F570.000
FE7G,000
B0,500
5594, 000
582,000
12,000
40, (0
FEI00G00
$EBD,000
640,000
£300,000
S580,000
642,000
842 040
To47 BGO
FB7.000
$560,000
5728,00%
5870000
£726,000
Fr7monn

$HE0
$520
A
FE21
%1,154
T3
SH20
$EG3
a1z
1B ]
Eaa7
3588
Fa1d
FoE3
$518
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VRLUATION / CONDO

RECENT FAIRVIEW CONDO SALES

306 503 W 16TH AVENUE
107 865 W TH AVENUE
301 500 W 10TH AVENUE
204 2538 ASH STREET
T0H 1633 W BETH AVEMNLUE
730 1268 W BROADWAY
406 518 W 14TH AVENUE
B0A BO0 WY 10TFH AVEMLUIF
G0E 1355 BROADWAY
02 1616 W 13TH AVENUE
5079 1633 W BTH AVERUE
211 500w TO0TH AVEMLIF
605 503 W 16TH AVENUE
505 503 W 15TH AVENUE
14071 12890 W BTH AVEMNLIE
111 RGO 10TH AYERUE
704 2288 PINE STREET
1803 1590W arH AVENLIE
202 2438 HEATHER STREET
706 2268 PINE STREET

706 2288 PINE STREET

201 2438 HEATHER STREEY
702 503 W 16TH AVEMUE
203 3056 CAMBIE STREET
1203 7875 ASH STREET
1070 1288 W BHOADWAY
501 1616 W 13TH AVENUE

13

124242019
22020
AT
T 2018
15242010
42020
1216/2M D
HEZMD
382020
3202013
12018
106/26/2015
32020
2172020
6/12/2020
10§17/2018
T20TE
11412014
BF2D/Z030
BARE0a
B0/2020
87172020
0302019
THT32018
PGB0
32020
2128/200

$655,600
$870,000
755,000
$7 20,600
$780,000
FE00,000
S756,000
793,000
BEZ0.000
EERG, 0040
haeE, 000
$903, 400
750,000
775,000
$1.067,560
L780,000
A5 Ok
$1,380,000
F508,000
BEE5,000
%1,297,000
31,045,000
FEE, 000
$570.000
£1,203,000
$458,000
5240006
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VALUATION / CONDO

RECENT FAIRVIEW CONDO SALES

BOT 1616 W 13TH AVEMEE
20% 1833 W HOTH AVEMUE
1102 15890 VW 8TH AVENUE
413 1707 W 7TH AVEMNLIE
57 518 W 14TH AVENLUIE
801 1337 W I10TH AVENUE
85071 1337 W 10TH AVENUE
50z 3055 CAMBIE BTREET
601 3055 CAMBIE STREET
BO2 1633 W 10TH AVENUE
TO0T 1438 W 7TH AVEMULE
2 2838 BIRCH STREET

PH 1405 W 12T AVEMNUE
802 518 W 14 FH AVENUE

BAE/2020
Bi24/2020
12612018
2E2NE
A28
TR
171452020
Qranfzo1a
Brzarama
104572019
4242020
Didif2nan
11/82015
1111642019

$549,000 1,212 $723
$1.080,008 1,336 §794
$1,600,000 1,346 $1,189
1,245 000 1.418 %33
£1,240,000 1.426 $870
41,420,000 1,495 Los0
%1,460,000 1,495 5977
£570,000 1,556 $623
1,060,000 1,656 $681
$1 650,000 1,612 §1.024
%1, 700,000 1,889 $800
$1 685,000 1,932 $872
51,500,000 2,104 203

C 2,070,000 2,738 £758
$61,281,960 72,201 ‘§449

i
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VALUATION / LAND

Land Sales Activity {(RM-Zoned)

" Address -

ﬁamumr.‘h‘ut'_ R

Yanoouver {1L14

o G iR B
Lo Maneouver T D

Yanoouwer

4 2B5W HR
Yanoolyer

Mar18  $7.960,000

0.25

Vancouver East S

$2.050000 5250

it

.. assumed AM-2 at
A FsR

FaRirimw - assume
AkA-3 at 1,45 FER

Kitsitang

Vanoouver

"6 4987 Main . -
-, Vangouver. .
*73MESh - Detd!
CeVaneouwer. et

* Said by Goodman Cammergial

Land Listings (RM-Zoned]

Redevelopment Sites | .
1 2975 Heather 2020 §i0.0a0.000 2 EOD
YWanoouner .23

12

~$R00

$552

144

L hdgln - hiighie -
- density throisgh :
LORCR

{ Mouint Plassant -

dain - higher
gensity through
QCP

FaIrvisw T

Ae.
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VALUATION / SELECTED LAND LISTINGS & SALES

R o e T T PN C e e e e —— e ———— i —

DP AFPROVED RENTAL PROJECT ' SIX-5TOREY RE E SITE

3517 Comex Sreet, Vancouver . Comer of Main & East 33rd, Vancouver
Asking: $4,500,600 Price TBA

hilili developrert potantil 18,£4B7 5F rmutti farnily developmeni sile

APARTMENT WITH BPEV. POTENTIAL MIXED-LSE RENTAL DEVELOPMENT SITE
493_? E‘t;_l'lh Siroet, 'l:i’anEEqu':r o 35}?0_ i_(lf'le&\r, Wancover

Sold $3.300.004 Sold §5,575,000

Apzrmnent weith redevelopmeont potentiad Anzoning has besn approved to C0-1

WESTSIDE RENTAL SITE RERBEVELOPMENT SITE

1494 W 32nd Ave & 4750 Granvilin 51 Vancouver 320 Eazt 15th Avenue, YERCOUYEr

Sokd 512,700,000 Soid $14.500.000

Kultiamily developmert site, Tora! lot area ~38,000 5T hiuitiamily redevelopmeny she; 2317 » 123 [~28,400 5]

13

/(’/(/a
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SHARE DISTRIBUTIONM

.- Bhare distribution ...
interest upon destrugtion
EEa _ N 3 aM. _ :
8E4 12040 16.3% $569,444 $E50,794 $732,143
a7t " v23go0 CO163% 0 8683444 §B50,794 $732.143.
977 123000 16.3% $569,444 $650,794 $32,143
977 T2r000 W68%  $5B7,963 $677,958 $755,952
97 130000 17.2% $BOT 452 FE57,631 $773,810

6 & 846 . - 130000 - Y ) $601,862 - - $RBT B3 $7IABI0.
Total & unlts 5734 756080 100%, §3,504,000 $5,000,000 4 500 DG

terest up
struction [

L



Goodman:

Mark Goodman

Personat Beal Estate Corporation
Direct 604 714 4790

mark# gacdmanreport.com

{ynthia Jagger

Personal Real Estate Corporation
Direct 604 812 9098
cynthia®@goodmanreport.com

goodimranreport. com

Goodmar Commercial Ine.
580-7603 Granvilla Strest
Yancouver VEH 3V3



This is Exhikit “C” referred to In the affidavit
of Mark Gondman, affirmed befare me on

June | HZ1

A Cam m];;;rnner for Taking Affidawviis
tn B+itish Columbia
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ANNUAL GENERAL MEETSNG

STRATA PLAN VR 456 — SPRUCE WEST

DATE HELD:
LOCATION:

Monday, Juiy 13, 2020
Virtual via Zoom

CALL TO ORDER: 7:00 PM

Owners in Attendance: &Ml G strata lot owners wera present electranically which

under Mindsierial Order M 114 are deemed to be [n person.

Guests: Cynthia iageer, Goodman Commercial Inc.
hMark Goodman, Goodman Commercial Inc.
Also in Attendance: } Garth Cambrey, Court Appointed Administrator

i. CALLTD QRDER

The meeting was calied to order by the Court Appointed Adminisirator, Mr, Garth
Cambrey, at 7:05 p.m.

Cynthia Jagger and Mark Goodman of Goodman Commercial 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:

Goodman will be attending the building on July 15% with photographer to
view and take photographs of the building and hopefully 2 suites for
markeating brochure — Dan Sonnenschein agreed to provide access to the
building and offered his strata ot for photographs.

Goodman to provide an opinion on value using different approaches,
Moted the "wildcard” 15 the cost to repair the building and suggested a
market 2ppraisal be obtained by the strata corporation.

A listing zggreement has been signed and My, Cambrey was requested to
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.
Cambray advised the deadiine was 2 listing goal in the RFP but clarified it
is not a requirement set out in the listing agreement.

Goodmarn confirmed it has no relationship with any owner,

Slgnage will be placed on the property indicating the property is for sale.
All showings will he by appointment and access to some or all suites may
ke required.

Discussion on current zoning.

In advance of the meeting, Mr. {ambrey pravided owners with a list of
itemns reguired by Goodman, such as a Bst of strata [ots improvements and
chattels that are to be excluded from any purchase and sale agreement —
owners will need to provide this information to Mr. Cambrey who will
pass it on to Goodman,

26
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Monday, Juby 13, 2020
Papge 2

Ms. Jagger and Mr. Goodman were excused and feft the meeting.

2. CERTIFICATION OF PROXIES.
Pricr 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 a total
of six (&) votes.

3. R ON OF

Br. Cambrey advised that the quorum of twa (2} votes had been met and he
declared that the meeting was competent to proceed with business.

4. FLECTION OF PERSQN TO.CHAIR THE MEETING

Mr. Carnbrey advised that he would chair the meeting as the sole representative af
the Strata Corporation and Strata Council under the terms of the April 17, 2028
Court Order.

5. FRQOQE OF NGTI_E’E OF MEETING

Owners were advised that Notlce of the Annual General Meeting was distributad in
accordance with the Bylaws and the Strata Property Act.

It was MOVED AND SECONDED [20%/301)
That Proof of Notlee of the Meeting be accepted.

A poll vote was taken and the resolution to accept proof of notice of the meeting was
declzred

CARRIED UNANIMOUSLY
6. APPROVALOEAGENDA

it was MDVED AND SECONDED {501/601)

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

7. APPROVAL OF THE PREVIOUS IMINLITES

It was MOVED AND SECONDED {301/481) to adopt the previous Special General Meeting
minutes of October 22 and October 29, 2018 as distributed.

fd- (.
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Manday, Juby 13, 2020
fage 4

There was discussion about possible outstanding invoices due to Clark Wllson for
legal services. The administrator advised no such invoices were brought to his
attentlon, but that he would follow up with Clark Wilson i necessary.

A poll vote was taken and the resolution to spprove the previous minutes was

declarad
CARREED {5 votes in favour, 601 abstained}

i ¥ Voie Resolodion #1 - Special Levy Refupd

It was PMOVED AND SECONDED (301/201)

WHEREAS:

At the speciat general meeting held Octaber 22 and 29, 2019, The Dwners, Strata
Flar YR 456 (“Strata Corporation”) passed 2 % vote to apprave a 51,800.00 special
levy for the purpose of obtaining an updated opinion of probable cost for the
buifding envelope remediation from Read lones Christoffersen Lid. ("RIC™);

AND WHEREAS

The Strata Corporation has collected the special levy from atl owners but has not
taken, and no lenger wishes ta take, steps to obtain the updated oplnion of probable
cost fram RIC;

BE {T THEREFORE RESOLVED:

By % vote of Strata Corporation, that the 51,800 spedial levy approved on Octaber
25, 2019 be refunded to all strata Iots in proportion o unit entitlement and the %
vote approved October 29, 2012 be and is hereby rescinded. Hf special levies are
approved later at this meeting, the Strata Corporation may deduct the refund
amount due to each strata fot to reduce the amount of other approved special fevies.

There was discussion an whether the strata had paid money to RIC for updating the
opinion of probable cost.

A poll vote was taken and % Vote Resolution #1 was declared

CARRAED [5 votes in favour, 401 ahstained]

REFORT OF ADMINISTRATOR

ir. Cambrey owners were advised of the strata corporation affairs by way of regular
email updates and he had nothing further to report at this time.

27
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10. REPQRT ON INSURANCE

Mr. Cambrey noted a summary of the insurance coverage carried by the Strats
Corporation was attached to the AGM Motice and that detzils leading up fo the
insurance renewal on June 1, 2620 were previoushy provided to all owners.

11. RATIFICATION OF RULES

Mr. Cambrey advised he was not aware of the adoption of any rules being that
required ratification. Therg was no further discussion.

12. APPROVAL OF BUDGET
1t was MOVED AND SECONDED (501/603%)

That the vperating budget attached to the Nothee of Meeting authorizing 529,957 in
income and expenditures, and the contingency reserve fund budget authorizing
52,905 in income he approved as circulated.

Dr. Mok remarked that discussion at the information meeting held June 3, 2020
included discussion ahout “variances” on the part of the freasurer and guestioned
what, if anything came from that discussion.

Mr Cambrey reported that lolfowing the information meeting he was made aware of
fire stopping work being completed in the exit stairs {that is or was falling out)
allegediy without proper approval. It is alsg alleged that the work campleted would
cost about 513,000 to remave, according ta the Columbia Seal quotation obtained in
2019 for the fire stopping repair. Dan Sonnenschein commented that Columbia Seal
was in cantact with the City of Yancouver when preparing its quotation,

Mr Cambrey advised the fire stopping repairs remain unresolved, as the work has not
been completad. He further advised thatl the matter of fire stopping repairs was on
the agends and would be considered when the matter of the outstanding City Work
Order was discussed.

The matter of banking arrangements suggested by Mr. Cambrey was briefly
discussed.

A poll vote was taken and the budget was declared

CARRIED [5 votes in favour, 401 abstained)

Mr. Cambrey advised the approved budget and new strata fees zre effective
August 1, 2020,

n
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Financial Information for the Perlod Ending April 30, 2020

Mr. Cambrey refermmed owners to the flnancial information for the fiscal year ending
April 3¢, 2017 atiached to the Notice of Meeting. He noted that approval of the
financial information is not required under the provisians of the Strplo Property Act.

There was no discussion.
13. NEW BLSINESS

a. % Vote Resolution #2 - Waiver of Beprectation Reporet

R was MOVED AND SECONDED (501/601)
WHEREAS:
The Owners, Strata Plan VR 4356, (“Strata Corporation™) wish to defer obfaining a

Depriciation Report as required under section 94 of the Sirato Property Act antil the
vonclusion of the Administrator’s appointement;

BE {T RESOLVLD:

By a ¥ vote of the Strata Corporation that the reguirement for the Strata Corporation
o obtain a Depreciation Report is waived.

A paoll vote was taken on 3/4 Vate Resolution #2 and it was declared

CARRIED UNANIMOLESLY

h. ¥ Vote Resohafion #3 — City Work Onder

It was MOVED AND SECONDED (501/601)

WHEREAS:

The City of Vancouver [“City"} has issued a work order {“City Work Order”] for The
Pwners, Strata Plan YR 456 {"Strata Corporaticn”) to immediately repair the exit
stairs in it building:

AMD WHEREAS:

The Adminfstrator has obtained a proposal dated June 16, 2020from Read lones
Christoffersen Ltd. ["RIC”"} to design and oversee the repairs necessary to satisfy the
City Work Order for an estimated fee of 58,000,

AMND WHEREAS:
The Administrator has, with the assistance of RIC, estimated the cost of the exit stair
repairs, induding RIC's fees, to be approximately 550,000,
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BE T RESOLVED

By a 3 Vote of the Strata Corporation, that a special levy in the aggregate amount of
Fifty Thousand Dollars {$50,000) be assessed against Strata Lots 1 through 6
{inclusive} Tor the purpose of paying RIC to design temporary shoring to eliminate the
life safety risk of the exit stairs, and oversee the temporary shoring work and fire
stopping installation in accordance with Its June 16, 2020 propusal and the City Work
Crder. Such sperial levy shall be due immediately but may be paid, for convenience
purposes only, in 4 equal installments due July L, August %, Sept 1 and October 1,
2020in preportion with unit entitlement a5 sel out in Schedule “A", below.

SCHEDULE "AY

THE OWNERS, STRATA PLAN YR 454 - Sproce West
SPECTAL LEYY SCHEDULE
City Work Order

TOTAL SPECIAL LEVY B&0,000.00
TOTAL UNIT ENTITLEMENT 5,738
TOTAL SPECIAL LEVY / HNI'T ENTITLEMENT $R. 71384
Equal
instafliments due
TOTAL Juby 1, Augast 1,
STRATA LUNIT SPECIAL September t &
Ly SUITE HENETTLAMENT LEVY |  Octobert, 2020
] 101 oES 58.574.42 $2,143.61
2 2014 377 851342 2128358
3 301 77 8,513.42 212838
4 41 077 §,513.42 212836
5 Al a7y 5,513.42 212836
& 601 346 13151 1,842 98
TODTAL FOTAL 5,738 S50, 6001 $12,500.03

Mr. Cambrey advised that he was obiigated to have the work ordered by the City
completed based on his discusslons with the City inspector about the life safety issue
with the stairs as identified by RIC in its recent report. There was conslderable
discussion about Strata Corporation’s obligation to complete the work ordered by the
City and comments that z different engineer with RIC had previously stated the exit
stairs were not a life safety issue.
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it was then MOVED AND SECONDED (401/201)

That ¥ Vate Resclution #3 be amended to reguire equal instalment payments on
August i, September 1, Qotober 1 and November 1, 2020,

A poll vote was taken on the amendment and & was declzred

CARRIED UNANIMOLUSLY

Following discussion,  poll vote was taken on % Vote Resolution #2 as amended and
it was declared

CARRIED (5 votes in favour, 401 abstalned)

c. % Vote Resolution #4 - RIC and Fairfane Experises

it was MOVED AND SECONDED {RD1/301)

WHEREAS:

The Owners, Strata Plan YR 456 (“Strata Corporation”) has recelved Invoice #317168
dated May 26, 2020 from Read lonas Christoffersen ("RIC"} in the amount of $2,052.75
for an opinton on the structural integrity of the building's exit stairs as requested by the
Adrinlstrator;

AND WHEREAS:

The Strata Corporation has received three repair estimates {2463, 2464, and 2455)
dated November 8, 2019 from Fairlane Fira Protection Ltd. {"Fairlane} totaling
52,282.29 and wishes to proceed with the queted repairs;

AND WHEREAS:
The Strata Corperation does not have sufficient money in its operating or contingency
reserve funds to pay for the RIC invoice and quoted Fairlane repairs;

BE iT RESOLYED

By a % vote of the Strata Corporation, that a special levy in the aggregate amount of
Four Thousand Five Hundred Ballars (54,500) be assessed against Strata Lots 1 through
& finciusive] for the purpose of paying RIC invoice #317168 and Fairlane repairs set out
in estirmates 2463, 2464 and 2465, Such special levy shall be dug immediately but may
be paid, for convenience purposes only, on July 3, 2020 as set cut in Schedule “B8”
helow.

ki
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SCHEBULE "B™
THE OWNERS, STRATA PLAN VIt 456 - Spruce West
SPECIAL LEVY SCIIEDELE
Fairlane Fire Protection and RJC: Expenses
TOTAL SPECIAL LEVY $4_,5UH.1'J'I'.I
TOTAL UNIT ENTITLEMENT 5,738
TOTAL SPECIAL LEVY / UNIT ENTITLEMENT $0.78425
TOTAL
STRATA WIT SPECIAL
Lor SUITE ENTITLEMENT _LEVY
| ELTE| 954 77
2 2Mm 977 THA.21
3 31 977 TE6,21
4 A1 977 702
5 501 97 Pl
5 601 246 653,47
TOTAL TOTAL 5,738 F4.500.01

Following discussion, a poll vote was taken and % VYote Resolution #4 was deglared

DEFEATED {3 votes in favour, 101, 201 and 301 opposed)

d. 3 Vote Resplution #5 — Administrator Fees and Disbursements

It was MOVED AND SECONDED (501601}

WHEREAS:

The Owners, Strata Plan VR 456 {"Strata Corparetion”] is required to pay Administrator
fees and dishursements from its operating or contingency reserve fund pursuant to the
BC Supreme Court consent order dated April 17, 2020;

AND WHEREAS:

The Strata Corporation has received [nvoice #1523 dated June 11, 2020 from the
Administrator in the amount of $4,885.00 and is not presently able to pay the inveice
gue to the current fund account balances and projected expenses;

AMND WHEREAS:
The Strata Corporation wishes to raise funds to pay for Administraior Invoices, including

invoice #1523 aiready received;
s
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BE [T RESOLVED

By a ¥ vote of the Strata Corporation, that a special levy in the aggregate amount of
Twenty-One Thousand Coliars (521,000) be assessed against Stratze Lots 1 through 6
{inclusive} far the purpose of increasing the contingency reserve fund and to pay the
Administratar's invoices. Such special Levy shall be due imrmediately but may be paid,
for convenience purposes only, in 3 eqgual installments on fuly 1, August 1, and
September 1, 2020 as set put in Schedule “C” below.

SCHEBULE "C"
THE OWNERS, STRATA PLAN YR 456 - Spruce West

SPECIAL LEVY SCHEDULE
Administralor Fees & Disbursemmls

TOTAL SPELIAL LEVY $21,000.00
TOTAL IMNIT ENTTILEMENT 5,738
TOTAL BPECIAL LYY S UNIT ENTITLEMENT $3.6598]
TOTAL | Equal installments due July 4,
STRATA UNFT SPECIAL | August 1, and September 1,
‘‘‘‘‘ LOT  SUITE ENTITLEMENT,  LEVY | 2020 o
i H OGR4 £3.601.25 $1,200.42
2 201 or7 357564 P,1491. 88
3 30l ot 3,575.64 B, 191858
d 401 ori 3537564 197 BH
5 501 ) 3,575.64 110188
6 601 846 3,090,240 1,032.407
TOTAL TOTAL 5,738 SIIU0.01 7 0001

mMichelle Bargeron Mok requested clarification on a recent July 8, 2020 invoice from
Lesperance Mendes forming part of Mr. Cambrey's invoice for June 2028 services. Mr.
Cambrey advised he would obitain further details from Paul Mendes.

Dr. Mok raised the possibility of the strata corporation retaining legal counsel, Mr
Cambrey advised that faul Mendes, although retained by Mr. Cambrey, is effectively
acting for the strata corporation because Mr. Cambrey, as Administrator, must act in
the hest interests of the strata corporation. He aiso stated that in the case of a dispute
batween Mr. Cambrey and the strata corporation, Mr. Mendes would not be able to
assist the strata corporatian.

Wir. Cambrey advised that if the strata corporation wanted to retain separate legal
counsel, he would provide assistance.
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It was then MOVED AND SECONDED (601/301)

That % Vote Resclution #5 be amended to require equal instalment payments on
August 1, September 1, and Dotober 1, 2020.

A polf vote was taken on the amendment and & was declared
CARRIED UNANIMOUSLY

Following discussion, a poll vote was taken on % Vote Resolution #5 as amended and it
was declared

CARRIED (5 votes in favour, 401 abstained}

e M \fate_ !_ie;olutl;:-_r_! #He — Marlw_.t Appraisai

% Vote Resolution #6 proposing a special tevy for the purpose of obtaining a market
appraisal on the property was moved by 601. Given the motion was not seconded, %
Vare Resclution #6 was not discussed.

14. AMOURNMENT

There being no further business owners were thanked for their attendance and the
meeting was terminated at 9:40 p.m.

e,
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(EEPING BUSY.

In this izzue of the Goodman Report, we answsar stme
of the many gquestions you've asked us about the renial
apartment industry letely, You'lf ses why wa beltava
rental 15 tha rmost steadfast asset cless for Teal-estate
investors in the “new normal” envirarment.

Oezpite the pepdermnic, our market has been busicr
than usual for the summer. We've been inundated
with proposals and hawe a mullitude of active listings
and pending sales, This signels a8 busy fabl coming up
for transactions.

In gur sates aclivity singg COVID-1S hit B.C., we'ra not
seping changes in price so far, but we've made changes
in how we work with Bayers and ssllers, incloding our
prosess far touring buildings.

Hara's ana wild thing we've heard and we'd Hke you all
o watch out for [t Fhree chents have tobd os recently
that they"ve experionced theft or fraud by their property
carntakers or manegers. ODnoe we started discussing i, we

raallzad ayeryone’s got a story. It seems more prevalent
than one would expect. In this report, we fill you in on
whal wa've Reard.

On the financial side, the Provinee of B.C. has made
various announcements including  new  repayment
plans for tenants in rent arrears. In this report, we'll
tell you more. Plus some wvery fow new mortgage
cuotes just came in: 5-year at 1.3% and 10-year at 1.7%,
toth CMHC-insurad.

Mow before we launch in, we're axgitad ta tell you ghout
the new art we're displaying in targe format at Goodman
Commercisd, A5 strong suppertars of the visus arls, we're
honoured 1o coliect these special works by internationally
renswned American phelographar  deffray  Milstein,
Fhesa images of ports and golden waters inspire gs with
their vitality end emotlve power, We hape you'fl emjoy
seeing them in this issue of the Geodman Report, past as
we enjoy seeing them as they Fang in our office,

§ CEMTER&L -~ CITY B2

Rwarpnrt Flats
4000 & 14088 Rivarport Way, Richmond

2=|du_hn-pslda watarfmnt apartmant bmldmus
135 Lnlia

Asking 550,295,000

Surrsy Cly Cendte
Asking £33 800,000

Developmant site
SNnRE-5076 Eardes B, U&ncnuve;

Sproca West

Pnnr ki IEI.'I.L-r H plana Eb strata unite progpose
Norguay Wilepa feighbourhoed

Cail Tar price

Agking 54,750,000
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Mixad-use high-rise siks
033564 1334 5, & 1326090 1038 Ave. surm
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Mayflower Place
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Call for price

646 Eaxt 44th Avenua
Yangauver
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$37R.000 par unit

Asking 5250 500
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MULTIFAMILY RENTALS REMAIN THE BEST BET FOR INVESTORS |
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You asked, we answered: The outlook for this asset class in Metro Vancouver

Amidst the global pandentic, Goodmen Carmenarcial Ing. sold alvest End concrete rental towar for %62 millian. During this
same period, Metro Vancouvet s multifamily sales valume within Uhe first goarter of 2028 increased 903 per cent from tha
same pertod & year earlier. This is competting evidence that the region’s multifamily sectar ramains the best bet for resl-

estate investors, regardloss of cuwent economic conditions,

{r | haar cap rates are increasing. Is this tue?

A: Cap rates reflect risk: the higher the risk, the higher the
cap rate. This is wity rates for Metro Vangouver apartmant
buildings have stayed consistentiy fow over the last 15
years; the asset class is very sigble, A modest incroase
Im cap rates occurred betwest 2018 and 2099 because of
massive govarament intervention; howeawvat, they remain
oy, around 3 per cent in Vancouver, it's premature fo
foreeast any long-term adverse impast of the pandemic,
andg In fact we remain optinastic. Our recent tredes have
demonstrated the same pricing we forecast months sqo
for both land and spartenent buildings.

4 The Goodman Bapert 2020 Mid-Yeor Reyview

O:What happened in the 2008 recession ta this asset chass?
VWhat can this tell us about scanomic conditions today?

A Multifemily sew the stanges! recovery among il
catmercial reaf-estate sectors following the 2008 global
financial crisls, sorposs Moeth America, including Canada.
The total dollar volume for multifamily asset iransaciions
vras 12 per cent higher yearoverycar, As the Goodman
Aeport ropored at the time, the average parsuile prioe
for & Metro Vangouwar apartment building was up 3 per
sant fram 2008 1o 2009, In summer 2003, a5 an exatmple,
apartment buildings In Kitsilano sold for an average of
£318,729 "per doot” 23 per cent higher than o yesr earlier.
Following a period of lowgr frangaction volume in 02
and (3 2020, wo anticipate & similas increaaing trend in
transactions moving toward the end of this year.




il: What has the non-paymeant rate been for epartment
bulidings, from your discussions with landiords?

A tn April, according 1o an exclusive survey of landlerds
conductad by Goedmen Comanercial Ing, many owners
of {arge-scale properties reporied thet 56 1o 97 par canf of
Meotro Vancouver tenants paid thair rent In full. Two major
tandiords with thousands of units in B.C. rapoted to us
that fewsr thart & per cent of their nams failed to pay
the full rent again in May. This contrasts with the rest of
the caommaercial sacken, where about 20 per cent of retail
tenants and 14 per cent of offlve tenams and those igasing
industrial space hed failed to pay the fell rent since the
pandemic began,

Though rental housing providers heve allocated many
respUrees Lo ensuring that psyments are made and that
buildings are operating smoothly, professiorally managed
buildings should have fow probfems attracting and
reteining good tananls, of whon there are nany,

G: ! hear that vacancy rates are up and that rents ara
declining. Thoughis?

Azlnthe shoriterm, pental vacancies will Ehaly increass. This
is understandable during a pandemic, given the inahility
to show suites, some forced moves and deubling up due
to jole losses, snd a reduction in the number of student
rentate dye to sehool closures and travel bens. There's also
unceriginty over government policies and precedures.
But this all suggests a short-term situation, similar o how
we came out of the glabal financial downtorn a decode
agu. Despite the panderic, our internsl suwrveys show
impragsive stability in the focal rantal rarket. While some
lendlords are experiencing challenges, mast are optirmistic,
moving Tonward as the economy slowly opens up.

Our take: There arg sttt simphy not enough rentals
for our growing poputation over the longer e,
Vacancy rates will remain lowe, and rental rates wilk
correspondingly ingrease,

i Is naw constrgetion for rental gaing to decline?
Alves. [t was already an the decline, and we fear it will fall

further in many areas, despite demand and the lack of new
rentet options. This is due to the Byzantine regulations,
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Podeasts, wabinass and op-eds: Oh myl . .
Chetk out some of the media we"ve done tateky. We talk about the rental market, zrffardshia hnusmq‘, '

the irmpact af COWVID-19 00 roaf ostate ang mere: mmmnmmﬁmmﬂgynmm

fees and planning processes thal lor decedes have kept
new market rentals from being defivered in the numbers
roguired, it now takes an average of seven years fur a
Vancouver purpose-built rentsl project to move from
permit appleation to construction, aceording to the LUrhan
Bevelopment institute. Given the current anvironment, we
don't expedl any sudden improvement to that scenario,

i What impact will the refinarcing of CMHEC-insyred
mortgages for rantal aroperties hava?

A CMHE is the only provider of maortgage insurence for
muliifamily (five units or marg} apartment Buildings
it Canada. Generally, the agency has been a positive
influenca, Annogunced on May 28, this change Ifinits the
existing equity take-out to spending on rentst housing.
Mew pUrpnse-built rental housing conatruction is axempt,
however. In afl olher cases, equity lake-outs can he
uscd for buying another reniel property, making capital
improvernchts 1o an existing rental propery, providing
funds for construction of a rental proporty or repaying
existing debt,

We anticipate that this chaoge will heve 3 minor effect
on most moittfamity landiords, many of whom laka
advantage of the very low morpape rates afforded by
CMHC insurance, However, CMHE [3 in consultatian with
the muitifamily industry, and maore maodifications may be
ferthconing as details are slim at this time, We'll teport on
any meantmgful information os it becomes avaitable.

: What's your outloak for
mufifamity market?

KMetra Vancowver's

A; Seles volume of multifamily apadrment buildings in
Metro Vancouwver increased 3038 per cent in the first
quarter of 2020 to 623 milion, when compared with
1 of 2018, as reported by the Real Estate Board of
Greater Yancouver. This was the greatest ingresse of any
cammarcidf real-estate secior within the equivaient period,
Yarlous tactors — high immigretion, an increase in young
tech workers, 8 demographle move iowards downsizing,
the continued firancial barriers to home ownership, low
interest rates, a dasire to move cash inlo hard assets, and
the sl delivery of naw rental supply - will eontinue 1o
keep Bletro Vancouver multifamily investrmant the bast bet
for investors in 2020 and Beyond,

goadmanrepart .com /E-éé‘
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For civic leaders there's a route through the housing crisis, but it requires more
innovative thinking and & reversal of tired policies

COVID-19 has exposed Melro Vancouver's municipalities
to intense financizl pressure, as civic faclllies have
shut down and tax revanaas have declined. The City of
Yancouver has projected a $152-milllon |loss for 2020,
Coquitltam says iy oporating deficit could reach $6.5
miltiors this yoar, Surrey forecasts a budget shortfall of
up to $42 millior. Many other municipalities are in the
game boat.

Al the same time, the rental housing shorlage is stark.
The pendermle famporatity detailed &  recovering
housging market, with saiea down 50 per cent in April
from a year sarllan, Singe that time, transaction volumes
hgve increased significantly; June and Jduly kave fared
exceptionally well a8 people jumtp back into the housing
markat, with JNily being the strongest level of sales in 3
years a3 reported by the Greater Yancouver Real Estate
Board, Fraom our discussions with industry stakeholders,
the effects af COVID from & finangiaf perspective
have been hardaer lalt by those at the lower end of the
ineome brackets. Yhe simple truth 15 that many lenants
whe world have hacome RHomeownets hove remained
and will remain tenting for some time to come as the
ECONDITY TEGRVETS.

Faor civic leaders, there's a roule Whrgugh this crisis, but
it requlres more inmavative thinking and a reversal of
tirgd policies.

B Tha Goodman Beport: 2020 Mid-Year Review

Three years age, when Metro Yancouwver was seeing a
spike i home pricas, thraa tiers of governmant intruded
into the market with myriad policies to wesken demand.
These incleded the world's highest fercign home buyer
tex, the mortgage siress test, an increased propenty
transafer tax onm hghorvajug properiies, rental-ondy
zoning uvsedio downzone demand in some munlsipalities,
and the addition of schaol and spoculation taxos on
development [and.

The interventions tempoerarily chilled housing seles, but
Lhey ve largaby fallad in thetr guest to address the hosing
shariage or meet & reasonable person's definition of
affordabdtaty, ln June 2020, Matrg Vaneouver hama prices
weare gt a composite berchimark of $1.0258 million: 2.7 per
pent higher lhan in June 2017 Tha rental vagancy rate
Temains a1 around 1 per cent, rentef rates have increased,
and — maost troubilingty — new renlal eonslruclion has
fallen. According to CMHE, in Aprii only 257 new tantal
units started construction in the Melro regice, down
fram 776 in the samc manth tast year, Only 372 rantal
gpartments have started in the City of Vancowver so far
in 2020, down fram 954 a5t the same time last yoar. And
rental starts coutd fall further

In a special housing report released Mey 27 6 reaction to
the pandemic, CMHLC's CFO Bab Dugan (orecast that B.C.
housing starts coubd fall up 10 506 per cent this year and that
housing sales would decline 31 per cent, compared 1o a
yeur ago. This cauld translzle Inle hoth |ower supply and
frigher demand for rental units across Metro Yancouwver

Beeausn of the pandermie’s Impagt on mcamnes, some
tenants may rotreat from the rental market in the shen
term (doubling wp or moving back In with famlly), but
they'll eventudlly rmake it back inte the rental pool. The
Vaneouver Courer reparted July 243h, 2020, that “at least
1.5 millivn Canedians have moved back in with their
parents, scgarding ta a nationat survey by Findarogm.”
First-time buyers have traditionally made up 51 per cent
of hormeheyers, but that fell to less than 47 per cent in
2015, according to the Canadian Real Estate Association,
Mow #n even larger nember of potential first-time buyers
wibl resmiain reniers this year, This [s especially true in
Yancouver, which has Canada's highest hausing costs.

a4



The enly solution to highar rental demand is qoickly
to increase the supply and availability of additional
heusing options.

t's time for policy to fasttrach the planring, approval
and consiruclion of rental units across Metro Yancouver.
Municipalities necd to amend existing procosses to get
frorea renlels built faster.

But kow?

The City of Morlh Varncouver provides some clues.
With & population of fewer than 60,000, Morth Van
accounted Tor 20 per cent of alf tha rental housing starts
in Metra Vencouvar through the first four manths of this
wear. Furthermore, the majority of its 346 new rentsl
apartrnents statted are aimed at modorate Incomes. To
creete incentives for ranted, the City provides a dansity
bonue for rentsl Bousing projocts, wakves comifenity
amenity contributlons for purpose-buil rentaks and
raduces parking Tocquirements, Vancouver and olher
mehizipalities have similar incanstives but see fewer rental
sterts percapila. Clearly, more could ba done, and it sterts
with slashing through the givie hureavcracy surrouiding
the delivary of units,

Sume ideas to increase the nuember of rental projects in
Yancouver's pipeline:

1. Eliminate enquiry required for reroning

We endorse Mayar Kennedy Stowant's recommendation of
May M, 2020 to eliminate the need for a vental developer
to submit an anquiry 1o the Cily before filing a tasaning
application. The reznning enguiry isn'L mandated by cither
theVangouver Charter or the City's roning and development
bytaw. Introduced five years ago te streamiine the
process, this step now oftan invelves hundrads of pages
of correspandence and takes a year oF mare to complete,
renlat developers vay.

2. Eliminata publle hearings for confarming rental Rrojects

Vancouwver and other citics shauld eliméinate public hearings
during rezoning applications far rental projects that
alteady conform o laeal area plans and city polleies, Even
i a developrment checks all the boxes, it can he delayed
for menths andfos trancated in size duting public hearings
thet can be deminated by “not-in-my-backyard” speakers.
We've ssen this play ouwt before, and we'lf see it agein.

A recant report by Altus Group shows that hearly three-

querters of Vanecouver remtol development applications
subimitted in 2017 were still being studied 83 of the end

af 2018% @/
#_’,.,i" *
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Geg-Ann Apartmerrs
310 East 12ih Avenue, Vancouver

2 sultes in Miounk Pleasanl
Cornar bot @nly oo Bilogy eas] of Wein

Asking %10, 800,000 Call for price

3. Bring &n incantives, incivding GST walver

Incentives go a long way snd may nead 1o increase, given
the new normad, Sevings on fees — both municipal end
regional — waukd aid in making projects feasible. A GET
wiaiver would be the single most signiticant way Lo get
rnoTe ental hausing built on a nationat basis.

4. End momtoerzm on demolitions of older rantals

We conlinue o advocate for an end te the moratorium
on the demefiton of oflder rental stock. This moratorium
is s&ill in place in Varcouver and some ather jurisdictions
after morer than a decade, The majority of the Betro
Vancouver rentsl stac® is more than 58 years vld and in
dire nead of upgrades. Allowlng its replacement would
pneourage construction of modern, more sustainalls
projects with increased rental wnils; for instance, ones
madea from sustaineble B.C, wonrd, which are now sHowed
for structures up to 12 storeys.

Property management: |5 crime ax the rise?

Recantly, three different clienty have tald us thay've
experianesd thoft or fraud from property caralakets of
managers, in sume cases, going undetectad for years,

Some examples wave hesrd;

»  Pocketing cesh paymenls made for parking white
teflinyg the cwner that there was 1o charge fior stalls.

»  Hawing tenants move in and gay the maneger in
cash for the first faw rmonths, while teifing tenants
that ke owner doesn’t have dirget dopasit set up yet
and teiing the ownar that the sulte isir't rented yet.

| The Goodman Raport: 2020 Mid-Year Boview

awthoms atTimber Court
267G Libreny oo, Distrit af Moth Vancauvar
Broad arw buxury agertraant building

75 suilex in the headl of LynnWailay
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UNDER CONTRACT

Six-storey rental site
Carner of Maln & East 3ded, Vangouvear

19,487 5F mulG-Eamilly cevlogarment slie
Plans subrmitted — B2 unats propoesad

Call for prica

Metro Yaneouvar necds 1o build at leest 30,000 new rentai
units over the next two yeprs to balance supply with
dermand, acsarding to 2019 data from GWL Healty Advisors.
Starting even half ol these units woeukd put us at least
sgmewkhat on the way to a future with new rentals instead
of aging |ow density baildings and baymmeant suitos.

While challenging us alf, COVID-1% opens a door 1o think
agaim — o switch from the failed emphasis on reducing
dernand to a frosh approsch on ineraaging construction
of new rentals. Many prajects that may have previously
pencited could sit idle, especially in lighl of changing
parameters and g lack of ronstruction cost reductions.
While the focus shoutd be on improving the renlal
inventory, any increase in mutti-lamily housing willk aid
tenants sinee, in many areas of MetroVancouver, 8 QUaErier
of condaminiems become rental undts.

Evenn amidst COVID-19, there's a chanow b alier hietro
Vancouver's renlaf housing woeas significantly as we move
forward. Who's witling to step up?

*  Aenl nglls show many vacand units, but when 10Guring
the buiding, all sultes fufl.

= Hilting fraud: Double-bifling for cleaning; double-
kifling for add jobs: getting two reofing compenies
to Bl far wark completed: subemiting receipts for
gupplies thet pra nol on gile, ete.

We're not surg how comman thesa imegulantios are, sa
we wouldn't necassarhy Qo eo far as to call them trends.
That satd, we're in very unusual times, so please do bo
erindful of monitoing your properties. Additionally,
Dilring & Tirm to benchmark your expenses vs. the markst
can Hiumlnate any irregularities which can then be
imvastigatar] furhesr,

A



-YEAR COMPARISON:

Mefro Vancouver transactions and doflar volume dewn;

prices up

The numbers ara in. Time to update
¥oll o Metro Vancouver's multifamily
miarket, camparing Ihe first helf of this
year's sales activity with the same
period |ast year,

As suspected, following an  active
lirst quarier. the nuomber of yverafl
transactions was dowi i the first half
of 2020, due in large part to being hit
with COVID-10 tn Margh, One ot the
challenges to selling buildings in the
second quartet involved the access
restrlctions imposed upon tha remal
industry  (which were necessary
at the pandemic's outset). Thess
restrictions have singe heen lifted.
We are now seeing a positive change
in senliment in B.C and a8 resurgence
in sales activity 88 buyers and sellers
fer back to bhusiness.

At mid-year 2020, Metro Yanoauyar
witnessed a 36% dedding inthe number
of apartment bofiding transactlons
as comparad to the first hatf of 2019,
City of Yancouver sales activity was
generally on par with the prior year,

howewat, it was Lhe suburbs which
xperienced a sigatficanl  decling,
puthing tha gverall figures into the red.

Tatal dollar volume overall was onkby
down 7% Bs comparod to last veser
for all of Melro Vencouwver. But in
looking at the City of Vancouwver and
the suburbs separately — the city itself
actually showed a large ingrease in
voleme up ta $283 million — a 183%
tnerease from & year earliar. This is
due to four maor concrete high-nise
transeclicns. The suburbe, on the
other hand, daclined 73% in terims of
tatat volume, to ET06 million.

The average price par unit far Metro
Yancouwer increased by 20% to
$442,000, but again, we must look at
the city and the suburbe separately
to understand the trends — the City
of Vancouver was up 23%, while the
suburbs wara down 22% on avorage,
Lity neighbourheods, sspecially East
Vencouver, saw dramstic increasss on
average price per unlt values which
is due to one large now construction

Metro Vancouver rentat apartment cap rales
A1 R yuar picture (2003-2020)
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lransaction which skawead Lhe average
considerably. A further high-riga in
Kerrisdale featured infill potentiat
which alse ckewed price per wnit
aversoues upwards for the Westaide,
Additionally, we suspect that the
suburbs experiencod  an  overal
decling in valug dire to the slow down
of properties being purchased &8s
development shies. Municipel policy
shifts and provincial taxns dampened
fand socquisilions.  For  example,
Burmaky implemented  comgplicated,
burdensome redevelopment  policies
such a5  Bn BQQrossiva tenant
relocation  program, threats ol
vacancy controf, cumbersome and
ocpagte policy changes as  wel
@5 & rezoning applicstlon fropze.
This resulted in major decllnes in
sales ectivity.

While the first half of 2020 was a tale
of \wo quarters, we can safely say
that aclivity hes picked up in July
and August this year, Based apon this
rasurgence, we wodld anticipate an
upswing in sales by year end, with
valuas holding steady.

And, finally, we are proud to say that
Goodman Commercial closad more
apartment huilding transections In
Metro Vancouvor (D in totall than
any gther commercial real estate
firm in the first six months of 2020
We epntinue to he gratefu! for the
opportenity  te  assist our clients
through the sales process and to put
aur ever incressing knowledge and
experianee ta work for this complex
#nd amazing induslry. Please fael
froe ta call Mark or Cynihia to
discusy furlher.

* Bacarf upary Aealnet seerch Janwery 1, 2000 10 une 3,
2020 Myt wpartmemt buddings calag bt Bbyknd Vancouuer

gaodrmanreport.com a
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First six months | January 1 to Jupe 30, 2020

Emldmgtransactmns —

Yancouvar 17 18 ' -B%
Suburbs 10 24 -h8%
7 42 «36%

Vancouvar F22 304 +138%

Suburbs 386 1.1 -B6%
1,108 1.435 23%

Dollar. volume::

Vancouver ' %383, 350,000 £131,096, 126 +19a%

Suburbs $106,470,000 $397. 543,400 _ 3%
$4E3, 86{,800 528,568,525 ~T%

Vancolver $531,0M1 $431,004 #3235

Subwirbs $275,829 $351,497 2%
$442.112 $368,340 +20%

Building transaciions

Avevage price
aRy’ -

020 S/suite}.

Vancouver

Eastaide 4 g 545, 650 $39z 802 +39%
Ketrisdale 1 g $804 598 MN/A, ih
Kitsilano 1 3 420,000 5628 877 -21%
South Granvitie 2 2 $476,370 $521,8a95 -10%
Parpale ! & %305,000 5346 533 -12%
West End 8 o 474,965 A, BA
Suburbs

Burnaby i g FEH0,000 $549,003 3%
Maw Wastminstar 2 5 $268,927 5214840 +25%
Morh Yancouwwver 1 7 $373,000 $5RE, 103 -37%
Surrey 1 2 $188 BB $185,430 12%

10 The Goodman Report 2020 Mid-Vooy Review /6(‘/
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Mark Goodran

Personab Real Fstate Corporation
Dirack 504 #14 4780
mark @ goodtig frepor, cem

Cyuthla Jagger

Persohal Rert Estztc Carporation
Direct 614 412 9018

cynthia @ goodmanrepart.com

Goodran Commerclal ng.
BAQ-2608 Granwville 5t
Vannowear, BCVWEH ZW3
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This is Exhibit “E" referred to in the affidavit
of Mark Goodman, affirmed befare me op

Tune | 2021
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Goodman: UNDER CONTRACT

Price
%4, 750,000

Storeys
6

Lot siza

93,93 x 62.517 (6,246
SF}

Parking
6 undarground +
sirface

Spruce West

1089 West 13th Avenue, Vancouver

$4,750,000

Froperty type
Concrete mid-rise

Met rentable area
5738 5F

Zoning
RRAE-3

Price per §F
%827

Year built
1977

Price par unit
£791 667

Location

[Ho =

. ° W 13th Aum
5 I

W13 e

W iddh Aven

m‘-‘i TEM fwar

1029 West 13th Avenue
Vancouver

[P
o Oets K202

Contact

Mark Goodman

Perzonal Aral Estata
Corporation

marth @ goodmanTeport.com
{604} 714 4790

Cynthia Jaggar

Personal Real Estata
Corporation

cyrthia B goodmanrapaort. com
[&04) 912 3018

Goodman Commercial lps.
BE0-2608 Gramvifle 5t
Vancouver, BC Y&H 3v3



Overview

Spruce West is 2 6-unit, 6-storey concrete multi-family strata Baildirg
located in Vancouver's poputar Fairview neighborhood. Built in 1577
on & §,250 SF corner lot, the building comprises one large unit per
floor {avg. 956 SF) each with 1 full bathroom and 1 powder room.
Other building features include balconies, storage {6 lockers),
elevator services, § underground parking stalls and surface parkiry.
The top floor unit also features & large patio roof top deck with
panoramic views of the Morth Shore Mountaing, Falsa Creek and
VYancouver's urban landscape.

This is a court-ordered stratz wind-up sale. The & strata lots are
awned by b separate owners {2 strata |ots are owned by the sama
owwnarj. Four strata lots are awner-occupied; 1is rented out and 1 s
vacant.

Spruce West is situated in the Broadway Corridor Plan Study Area,
only 465 metres within the future Fairview-VGH SkyTrafn Station. The
City has undertaken a two-year planning program in order to devise
a new Area Plan anticipated for Council's consideration in late 2020.
The plan will focus an appertunities to integrate development
around the MiHlernium Line Broadway Extension among other key
godls.
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Deferred Maintenance

In March 2018, the strata corporation obtained a building envelopa
conditich assessment from a locat engineering firm that determined
building envelope repairs estimated to cost $1,110,000 were required.
A second opinioh raport was obtained by another logal engineering
firm in December 2018 that suggested the buiiding envelope repairs
could be done in 3 phasas gver a number of years at a totai
estimated cost of $1,680,525. No building envelope repairs have
been completad thus far. It is reported there are ongoing active water
ingress issues,

In June 2019, the City of Vancouwver isseed a8 Work Order reguiring
structural improvements and fire stopping to the 2 stainways in the
building —no work has been done 1o resolve this issue. With the
City's knowledge, an enginsering firm was retained to provide an
opinion on the candition of the stainvays, Based on the engineer’s
opinion that the stairways are an immediate life safety issue, steps
are being taken to install shoring in the stairways to elirinate the life
safety issue along with fire stopping work to be completed as wall.

Value-Add QOptians

1. Perform & renovation as required and hold as a 6-unit mid-rise
rantal buifding;

2. Renopvate the building and sel off the condo units individually;

3. Demolish the building and redevelop as a conda or rental
project.
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Location

Spruce West is located in Vancouver's Fairview neighbourhoed,
sitirated in a walker's paradise just 4 biocks wesl of Granville Street
on the on northeast corner of Spruce 5t and W 13 Ave. Waest
Broadway and West 12th Avenue form the major east-west traffic
arteries across the city [direct bus access to UBC), while Granvills
Street is the major nearhy north-south traffic corridor which provide
accass to and from the downtown cors and South Richmond (YVR).

Fublic transpartation and shopping is available in the immediate area
just steps away along Granville Street and West Broadway. South
Granville’s prime retail corridar is one of Vancouver's trendiest
shopping destinations and offers tanants easy aceess tqQ numerous
amenties, art galleries, caffee shops, restaurants, banks and theatre,
to name a faw.

Legal Description

Strata Lots 1 - 6, District Lot 526, Strata Plan VR. 456, together with
an interest in the comman property in preportion to the unit
entitiemant of the strate lot 45 shown on Form 1.
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This is Exhibit “£” referred to in the afficavit
of Mark Goodman, affirmed before me on

Jume 2021

A Comreissionar for Taking Afldavits
in British Calurbla
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Property update
Algust 2020

Gooan: o

Hi <=First Name=>,

Se far, the beginning of the third quarter of 2020 has provento be a very busy time for us
here at Goodman Commercial, We are active in both apartment building and development
site listings and sales,

Below is a current summary of our new launches, price reductions, accepted offers and
recent sales. Additionally, please note aur Surrey City Centre high-rise developmant site is
now priced at $33,800,000 and further listings will be coming shortly.

As always, please don't hesitate to contact us if you wish to discuss your property or the
market in general - we are here to assist,

Featured Listings viewal

Urder Contract MNew Listing

Spruce West Mixed-use high-rise site
8% West 13th Avanue, Vancoluver 133A 51 8 1034 Ave, Surrey

feunit concrete apartment mid-ize 1.1B-acre high-density developm ent site
{ne large suite per Aoor Surrey City Cantra

$4,750,000 Now asking $33,800,000 /(/?_,



i

MWew Listrg

Geo-Ann Apartments

310 East 13th Avenue, VancoLwer
2B-syite apartment bullding

Caorner lot in Mount Pleazant

$10,800,000

Riverport Flats
14000 & 14088 Riverport Way, Richmeond

2 side-hy-gide waterfront apartmeant buildings
135 units

$50,295,000

Linder Condract

Mew Listing

Six-storey rental site
Corner of Main & East 33nd, WVanoouwer

18,487 5F mult-Tamily development site
Flans subimitted — 69 unitz propasad

Call for price

646 East 44th Avenue

Vancouver
16-swite apariment building

Fraser f Mair nefghbourtood

$5,250,000



For Saje

Tr:

Mew Listing

Casa Jubilee
1555 Jublies Avenue, Victora

21-suite apartrmant buitding
1.5 bocas from the Royal Jubilee Hospitad

$6,275,000

Development site
5058~5076 Earles St Vancouver

iPrior-te letter in place - 65 strata units proposed
MurgLay Village neighhoushood

Call for price

Far Sale

Reduced

Side-by-side buildings
4651 & 4683 Hasfings Street, Burnaby

Mixed-usa buildings

t“an be purchased together or separately

Grove Mobile Home Pari
32380 Lougheed Highway, Mission

Mobile horme park with developmeant poberntial

2.E3-avre site along Lougheed Highway



&g
T

For Sdle

Fuor Sale

C-ﬁ zoned develnpmen't site.

2607-71 Manaimo Streel, Vanoalkeer
27 442 SF cornar fod

Upta 2.8 FSR

$15,000,000

£8.805 5F buildakle—§218/5F

Yiew zlt Listings

Contact

Mark Goadman

Farsanal Real Eslate Corporation
mark@goodmanrepot.cotn

{B04) 714 4700

Cynthia Jagger

FParsonal Real Estate Corporation
cynthizf@goodmanrepont, com
1604) 212 9418

Goeodman Commarcial Inc.

DP approved rental project
1517 Comox Strest, Yancouver

InfHl devalopment potertist
7-suite "MHentage B™ West End rental building

$4 500,000

&. Follow us
n Twitter

m YouTube

EJ Linkedin
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Goodman: calured Lisens

SPRUCE WEST

1089 WEST 13TH AVE, VANCOUVER

§-unit concrete aparfment mid-rise
Court-ordered sale
$4,750,000

Spruce West is 5 B-unit, B-storey concrete multi-famify strata building located in
Vancoyver's popular Fairview neighborhood. Bullt in 1977 on a 8,250 5F corner lot, the
building features ohe large unit per Noor {avg. 858 5F, balconies, storage (B lockers),
clevator services, & underground parking stalls and surface parking. The top floor unit also
features a large patio roof top deck with pahoramic views of the Norkh Shore Mountains,
False Cresk and Vancouver's Urban landscape.



7z
Tr

pmgrﬁm in order to devise a new Area Plan anticipated for Cdﬁncﬂ's cnnsiﬂerét-iun“iﬁ .Iéta” .
2020. The pian wili foclis on apportunities to integrate development around the Millennium
Line Broadway Extension among other key goals.

Contact & Follow us
Mark Goodman® ﬁ Twitter
mark@gacdmanrepart.cnm

BO4 714 4790 m YouTube
Cyninia Jagger* m Linkedin

cynthiaf@goodmanrapor, com
G04 212 8018

Gootman Commaearcial lac.
560-Z608 Granville Street
Vancouver, BC VEH Iv3
Office 604 558 5511 unsubscribe from this list
*Personal Real Eslate Corporakion Update subscription preferences

D 2020 Goodman Rapod—Since 1963
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Properly update

Goodman: April 2021

Hi <=Flrst Namea>=>,
Below is 2 current summary of our listings and accepted offers across Metro Vancouvar,

As ahways, please don't hesitate to contact us if you wish to discuss your properly or the
market in general — we are here {o assist,

Featured Listings vewan

For sala For sale

Bevelopment site Mixed-use rental building
S05A=-5076 Eares 5t, Venoouver 7312 Magnakia Terrace, Bumaby
Frior-to letter in place—E65 sirata units proposed 18 units: 14 restdestial + 1 CRU
Morquay Village neighbouthood 700 metres to Eétmonds; Skoytrain station
$15,980,000 $7,200,000

§275/EF buildable 2.6% nap rae



Past Issues

Subscribe

For sale
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Under contract

Gentennial House
25 \West TOth Avene, Vancouver

t2-storay concrete rental fower
84 zuites featwring river and cily views
$39,800,000

Significant infitl development potential

For gale

Tamarac Apartments
1180 Broughton Straet, Yancotver

Th-slite 10-storey concrete rental tower
Welt maintainad - $440k per unit
$33,000,000

Corner lot — steps to Davie Village

For sale

The Edgewater
1065 Pacitic Street, Vahcouver

Development opportunity with holding income

Improved with a 30-sutte rental bullding

$19,850,000

West End—steps to Sunset Beach

North Park Apartments
1032 Morth Park Strest, Victora

11 -sulte apartment buildirg
Built in 2015 ~ 4.4% cap rake

$3,800,000
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Under confract

Far zalc

Townhouse-style rental
2200 West 7th Avenue, Vancolver

Ritsilano rental building
Carner of West ¥th Ave and Yew St
$2,700,000

3.3% cap rate

High-density M2-zoned sile
1357 & 1435 Poweli Street, Vanoouwver

Induatrial propey
Upto 5.0 FBR (356,805 SF buildakle)
$28,750,000

1.6 asres in East Van's por industrial area

For sale

For sale

Grove Nobile Home Park
32380 Loughead Highway, Mission

tobile hame park with developmeant potentiak
2.83-acre site alang Lougheed Highway

$4,899,000

Georgian House
5450 Vine Strest, Mancouyer

12-storey concrete rentaf tower

BY suites in the hear of Kemisdale

$46,000,000
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Under contract
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Under contract

Casa Jubilee
1555 Jubliee Avenos, Victoria

Apartmert Building
21 units
$6,275,000

1.5 blocks from the Royal Juhilee Hospitat

View all Listings

Contact

Mark Goodman

Personai Reat Estate Corporation
marki@goodmanteport com

{604) 714 4780

Cynithila Jagger

Personal Real Estate Corporation
cynihia@aoodinanreport. com
(GO4} 312 90113

Goodman Gommerelal Inc,
SE0-2602 CGranville St

Spruce West
1084 West 13th Avenue, Vancouver

B-unit congrete apartment mid-rse

Cne large sute per floor
$4,750,000

Central Fairview location

2. Follow us
E4 Twitter

23 voutube

B3 Linkedin

8204 Govdingn Repot--Sinca 1253
vrsubscribe from this list ?
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This is Exhibit "I" referead to in the affidavit
of Mark Goodman, affinmed before me on

lune 2021

A Comemissioner for Taking Affidavits
in British Cojumbla
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Thiz is Exhibit ")” refarred to in the affidavit
of Mark Goodman, affirmed before me on

lune 2021

A Commissioner for Taking Affidavits
Irt Britleh Columbia
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This is Exhibit “K” referred to in the affidavit of

Mark Goodman, affirmed before me gn

June 2021

A Commissioner for Taking Alfidavits
in British Calumbia
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This is Exhibit “L” referred to in the affidavit
of Mark Goodman, afflemed before me on

lune | 2021

A Commissioner for Taking Affdavits
in Brilish Calumbla
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This is Exhibit “M" referred to in the
affidavit of Mark Goodean, affirmed belore
meon jJung 2021

A Commlssianer for Taking Affidits
ir1 British Cotumbla
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Fram: Hark Gegdman

T e gan Buchanen

Subject: Fwvd: 108% W 13th - acrepted LOL
Dage; Wednesday, Mzy 12, 2021 £:37:48 PM

Abtuchiments: mmmmﬂ.um-_mmdf

CAUTIGN: This emai {JFIEIHELEd f-'orrl D.JtE-IdF- DF the Grganlrahun [ feat elick an Ilnks ar Dp"n atlac:'nr"lents un]ess
you. recognize the sender and knnw \he mntent is safel

Mark Goodman

Prnsipal

Feraonal Feal Estate Corporation
Direci: §04 714 4780

goodinangpurt corm

Goodman Commaearcial Inc.
SE0-2608 Granvile Sireet
Vancouver VEH 3v3

CHfice; 604 558 5511

—————————— Forwarded messugs -——-—--

From: Mark Goondman <marki@goadimanrepon.cam™
Dale: Pri, Aug 7, 2020 at 10:19 AM

Sulbject: 1089 W 153th - accepted LOI
To: Novm Shearing <pshgaringifopénionngropertiss ca>
Ce: Cynthia Jagger <vynbiafreodmantepat.eom=

i Norm,
Adtached for your fites is the accepted LOM -- congratulations.
Here are next steps:

I. Please confirm with 4 copy of the $75,000 deposit cheque deliversd to your lawyer in

trust by Imd_aj:.m:st.llm_{ﬁ husiness days after acoeptance).

2. Mark vour calendar — Vendor's subjec! removal is 50 days from now — September "

{once this happens, we will have 14 days to finalize a PSA)
/C)/b



3. Letme know when you'd {ike to look at one or two suites, and [ will endeavour 1o
arrange this.

Regards,

Mark Goodman

Principal

Persona: Real Estafa Corporation
Ciract: B0 714 4780

SOAEMAN ARG

Geodman Commercial Inc.
GA0-2808 Granyitle Streat

Vancouver VEH 3¥3
CHflee: 604 558 5591

ag
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August 5, 2020

To:  The Owners, Strata Plan VR456 {the "Strata Corporation”) of o Goodman
Commevcial [ne. ("Geodman™) #560-2608 Granville Steeet, Vancouver, BC, VGH 373

Attention: Mark Goodman Personat Real Estate Corporation and
Cynthin |agger Personal Real Estate Corporation

RE: 1089 West 13th Avenue, Yancouver, B.C,, {the “Property™]

The following sets out the hasic terms upon which we, OpanForm Properties Ltd (the
"Purchaser”] waoukd be prepared to purchase the Property. The terms are not
comprehensive and we expoct that additional terms will e incorporvated inkn o formal
agreement (the “Agreement”) to be negotated. In making this offer, we acknowtedge your
information to us that

‘s The Strata Corporation is a strata corporation established under the Strata Properiy
Act (the "SPA™), represented by tts admin{strator (the “Administrator”), Garth
Cambirey, porsuant to an order of the B.C. Supreme Court, dated April 17, 2020
feollectively the "Administrator Order) in the matter of Maclennan and others, v.
The Qwners, Strato Plan VRA56, BESC New Westminster Reglstry No. 3222743, wha
may contractualiy bind the Strata Corgorstion in accordance with authorlty granted
to the Administrator pursuant to the Administrator Order, More spectfcally,
pursuant to the Administrator Order, the Administrator has the power to cause the
Strata Corperation to execute this LOL and negotiate and enter into the Apreement
with the Purchaser, pravided that certain decisions ef the Administrator are
conditianal opon ohtaining the approvals required uvnder the SPA,

s The Administrater Ocder authorizes the Administrator to proceed with the
prapoged transaction is by way of the process described in Part 16, Divislon 2 of the
5P4, heing a “Voluntary Winding Up With Liguidator”. Alternatively, the
Administrator may apply tu the BC Supreme Court to amend the Administrator
Grder to allow the Administrator to proceed under Part 16, Division 2 of the 524,
being an "Inveluntary Winding Up With Liguidator” (either being, the "Winding Up
Process™).

«  The Winding Up Pracess wiil not he fm'matl}r'mmmenmd unless either of the
following ooours:

B .
1. the Winding Up Resolutions {as defined in paragraph ) (0A of this LOD) are
approved at a special peneral meeting of the Strata Cerporation; or

kg

2041 Burrard Street Vancowver, BC W61 3HS
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2. the Winding Up Resolutions are not approved, but the Administrator elects
to make, and succeeds with, an application to BC Supreme Court to seek a
Court Order pursuant to Section 284 of the ‘iFf'-. te complete an lvaluntary
Winding Tp With Liguidator.

Thé hasic terms proposed for the Agreement ace as follows:

1.

2,

Purchaser: OpcnForm Praperties
Yendor: The Owaeis, Strata Plan YR456 (collectively the “Vendor” or
the

“Strata Corporation™)

Broperty: The entire development as "Spruce Wost” comprising 6
res{dential units and commaon property, located in a single
building, as currently further described as;

Strata otz 1 -6

VR456, District Lot 528, New Westminster Land Ristrict, PID
{04-046-471, 004-046-480, 004-04.6-498, 004-D46-501, 004-
(046-510, 004-046-528

together with an interest in the common property in
proporton to the unit cnht‘tement of the strata lots as shown
an Form 1

free and clear of all liens, charges and encumbrances at Clasing, except thoss non-
financial charges and recorded on titles to the Property as at the date heregfand
tenancies of any strata lots that have pot terminated as of Cloging.

Purchase Price: $4, 350,000
Deposits: Subject to pavagraph 10 of this Letter of Intent:

Within Z business days of
fa]  thyew mutual execution of this letter, the Purchaser wit deposit with the

[j@][ Purchaser's lawyer {being Terra Law in trust, the amount of 75,004 (the
rs]

"Deposit”) whicl will be idvested in an inferist bearing trist agepunt with
any intérestaccruing to the Purchaser and will be fufly refundable to the:
Furchaser if the Apreement is unt entered into by the parties within the time

provided harein;

2040 Burrard Street Vancouver, BC WEl 3HS

81



FAualnan|eign ib: 9437 1FD-5ECE4T1S-RCAE-J4STFALD FA S 32

OpenForm

PROPERTIES

fi]

(c}

s [7e]s]
Within 5 business da}rs of the Purchaser giving notice to the Vendeor that the
First Purchaser's Condition (as defined in paragraph ¥of this LOD) has been
walved or safisfled in accordance with the Agreement, the Depusit will be
increased by the Purchaser an additional 75,000 to $150,000 and wiit be fully
refirndable to the Purchaser in the event that the Vender's Second Condition
(as defined In paragraph & of this LO{) is not satisfied or walved within the

time provided herein; & [ ]
»ns(l JC

Within & business days of the Yerda gi;imlhe Purchaser notice that the

Yendor's Secand Condition kas been satisRed or waived in aceordance with

the Agreement, the Baposit will be increased by the Purchaser by an

additional $110,000 to $26+888and, except as set out In paragraph ¥ of 10

this L0, will be fally refundable in the event that the Second Purchaser’s
Condition is not satisfied or waived; and  $260,000 " ]; [?f 5:[18]

The Deposit and dny acerued interest will be apglied fo the Purcha?e Phice at the
closing (“Closing"} of the purchase and sale of the Property in accordance with the
Agreement. If the Parchaser defaults at Closing, the Deposit and any sccrued
interest witl be released to the Vendor as liquidated damages and itz sole remedy,

&, Conditions Precedent:

{a)

{1)

First Vendor's Capdiipn: The obligation of the Vender to enter ftito the
Agreement regarding the proposed sate of the Properly to the Porchaser will
be subject to satisfaction or written waiver by the Vendor of the following
condition within thirty (30} days of mutual acceptance of this LOT the
halding of mestingfs} of the owners of the strata lots comprising the
Praperty {the "Owners”) to determine whether, in the sole diseretion of the
Administrater, there is sufficient supparf among the Cwaers {0 proceed with
the holding of a general meeling of the Strata Corperation for the purposes of
passing the Winding Up Resclutions [the "First Vendor's Condition');

st Purchases's Condition: The abligation of the Purchazer to purchase the
Prapervty wiit be subject to satisfaction or written waiver by the Parchaser of
the faltowtng condiion{s} {collectively the “First Purchaser's Condition”)
within [21} Twenty-one days after the mumal execution of the Agreement:

{iy The Purchaser conducting, and being satisfied in 1ts sole discretion
with, the results of covironmental and geetechnical investigations of
the Property; and

20440 Burrard Street Vancowar, BC WG 3HS
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{ii} The Purchaser conducting, and being satisfied in its s0le discretion
with, a review of the physlcal condition of the existing structures on
the Property.

{€)  ¥endor's Second Condifion: The obligations of the Parchaser and the Vendor
to complete the purchase and sate of the Property will be subject ta
satistaction of the follewing condition[s} (collectively, the "Vendor's Secund
Condition") withjn TWQ HUNDRED TEN (210) days after the Purchaser
having given the Adminlstrator notice in writing of the waiver or satisfaction
of the First Purchaser’s Condition:

Either;
{n the Sirala Corporation:

A passing the resolrtions required pursuant to the Winding Hp
Process, including to:

{1l  appointthe Liquidator;
{2} approve the windingup of the Strata Corporation;

(3} approve the sale of the Property on the terms set ot {n
the Agreement; and

(8)  ifrequired, upprove use of funds from the contingency
reserve fund and/or imypose a speciil levy to pay costs
of the Winding Up Frocess,

(vollectively, the "Winding Up Resolutions"); and

B. obtulning from the BC Supreme Court an order pursuant to
sectlon 278.1(4) af the 3PA to conflrm the winding up of Lhe
Strata Corparation (codlectively, the "Winding Up
Confirmation Order');

R
(i} in the event that the Straty Corporation fails te pass the Winding Up
Resclations and the Administrator notifies the Purchaser in writing

{the "Division 3 Notice") within THIRTY (20} davs of the date of the
meeting at which the voting on such resovlutions took place that the

2040 Burrard Street Vancouwver, BC WS 345
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Administrator intends to seek from the BC Supreme Court an order
For the winding up of the Strats Corporation and the appointment of
the Liquidatar nursiant to section 284 of the Act (collectively the
“Divisinn 3 Orders"), the Adiministrator obtaining the Division 3
Orders.

The Administrator may, by written wotice, extend the date for satisfaction of
the Vendor's Second Condidon from thme to thne, provided that the Vendor's
Second Conditivn may not be extended hy more than ONE HUNDPRED EEGHTY
{180] days after the original date for satisfaction of the Vendor's Second
Condition,

(dY  Vendor's Thitd and Fewrth Canditions: The obligations of the Purchaser and
the Vendor to compete the purchase and sale of the Property will be subject
to satisfaction uf the fullowing condition(s):

{i) Within SIXTY {60} days afier the Vendor having given the Purchaser
wrltten nutification of the satisFactlon or watver of the Yendor's
Second Condition, the Lignidator obtalning the court orders required
pursuant to section 279(1} of the Act (collectively the "Vesting
Qrders"), including to vest title to the strata lots comprising the
Property in the name of the Liguidater, cifective on the Closing Date,

(the “Third Vendor's Condition").

The Administrator may, by written nofice, extend the date for
satisfaction of the Third Yendoer's Condition trom time to time, provided
that the Third Vendor's Condition may not be extended by morve than
NINEYY (20) days after the original date for satisfaction of the Thicd
Vendor's Conditkon.

and

(n The Liguidator obtaining a 3 vote resolution to approve the
disposition of the Property and any other land and for personal
property In accordance with sectlen 282 of the 5PA {a “Liquidator's
Section 202 Resolution”} fallowing the grant of the Vesting Orders,
the approval of a Liguidater's Section 282 Resplution by the Ownets
{the "Fourth Vendes’s Condition’} within THIRTY {30) days of the
Third Vendor's Conditivn heing satisfled,

20140 Burrard Street Vancouver, BC WG] AHS
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If the Second Vendar's Condition, the Third Vendor's Condition and, the
Fourth Vendor's Condition are not satlsfied within the times provided, the
Agreement shail become nuil and void, In such an event, and subject to
paragraph 14, the Deposit will be returned to the Purchaser {mmediately,

fe}  100% Approval of B0% Yote Resalution: The parties acknowledge and agree that
the procedures associated with the Second Vendor's Condition and Thivd Vendor's
Condition are necessary to effect a sale of land within a strata plan whers 80% or
more, but less than 100%, of the owners of strata fots wish to appoint a liguidator
to wind up the strata corporation and sel the land within the strata plan.

If, at any Hime, 100% of the Owners decide that they wish to have all the land

“within Strata Plan VR456 soid pursuant 1o the terms of the Agreement, then at the
option of the Administrator, the Liguldation Process will be suspended or wHi not
ba used to complete the sale and purchase of the Property and, instead, the
Purchaser, as purchaser, will enter into 2 new or amended Agreement with all
such Owners, as vendors, with such changes to the Agreement 5 may be requlred
to provide that the Dwners will e the vendors thereunder, to deleta the Second
Vendor's Condition and Third Vendor's Condition and to provide that, to the
extent the Deposit payments contemplated in Section 5{h} have not already haen
pald, they will be payable on the later of the date on which the Purchaser's
Conditians are satisfied or waived by the Purchaser and the date which is three {2)
buslness days after the execution and delivery of the new or amended Agreement
by the Purchaser and alt the Owrers,

Provided that, If the new or amended Agreement is not executed and deliversd
by alt of the Owners within thirty {30) days after the date on which the Strata
Corporatlon has adwvised the Purchaser that all of the Owners have agreed to sall
thelr strata tots to the Purchaser, then the Liguidatlon Process will be resumed.

- Communigations: The Purchaser acknowledges that all eomrmunications with the
Vendor regarding the subjecl malier of this L0 shall, as long as the Administratur's.
appoinbment continues, tale place only through the Administrator or Goodman,
untess otherwize divected by the Administrator in writing,

BRebien of Yendey's Materials: All copies of the Vendor’s Materiaks wili be vetirned to
the Vendor or destroyed if the Agreement is not ekecuted within the time provided.

Z040 Burrard Straet Vancouver, BC VA 345
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Llosing: The Clasing wili oocur on a date Lo be agreed between the parties, not later
than ONE HUNDRED TWENTY [120) days alier satisfaction of the Vender's Fourth
Conditien.

Costs: The Purchaser acknowledges that the Vender will need to incur significant
costy Lo eomplete the sale of the Property 1o the Purchaser with the assistance of the
Liguidator (the "Vendor's Completlorn Costs").

Within 5 business days of the satisfaction of the Third Vendor's Condition and the
Fourth Vendor's Condition, in accordance with the Agreement, the Purchaser will
assist the Yendor in paying such Vendar's Completion Costs by providing all
necessary Instructions to the Purchaser's solicllur to releuse from the Deposltup Lo
$35,000.00 In appregate, to pay the Yendor's Completion Cosls, including legal and
Liquidater's fees a3 inciirred. Notwithstanding paragraph 5 and '}-xaf this LOI, ail

aur,h fLmds released from the Depasit w111 be non- refundahle
- — 2l el

Otharwise, the Purchaser and the Vendor will each bear fhell oW axpenses i
connection with this Letter of Intent and the purchase and sale of the Property.

Ganfidentiality: Except as contemplated in paragraph 12(b} or as otherwise may be
necassary to disclose to the BC Supreme Court to satisfy the Vendeor's Second
Condition and the Third Vendor's Conditicn, all negotiations reparding the Property
will be confidentizl and will not be disclosed to anyone other than the Owners, and
the respective advisors and internal staff af the partes angd necessary third parties,
such as lenders approached for financing.

Hext Steps; Upan execution of this Letter af Intent:

()  EBach of the Purchaser and the Veador will act honestly, diligently and in geod
faith tn their respective endeavors to nepotiate, sctbe and execute the
Agreement within Fourteen Days [14) days followling the waiver or
satisfaction of the First Vendor’s Condition. The Purchaser acknowledges
that, given the nature of the Vender as a strata corporation establlshed under
the 5P, the Agreement will contain very few of the representatiens and
warranties contained in a typical agreement of purchase and sals;

(b}  The Verdor wilk:
{i call a meeting of the Owners pursuant to paragraph 6(a) of this LOL;

fil} take such other steps as the Administrator deems necessary to;

2040 Surrard Streef Vancouver, BC VBl 3HS
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4, inform the Owners of the transaction contemplated herein, and
o ascertain the level of support to proceed;

B. identify issues which shoutd be addressed in the Agreement;
and

L. keep the Purchaser informed as to the foregoing; and

{c]  The Purchaser wil] difigently pursue satisfaction of tha Purchaser's First and
Second Conditiens.

A{;si@meni: The Vendor and the Purchaser ggree thai;

(a)  this letter of infent must not be assigned without the written consent of the
Vendor {except for assighment to an affiliate of the Purchaser); and

{b}  the Vendoris entitled to any profit resulting from an assignment of this letter
of intent by the Purchaser or any subsequent assignee, Mo assipnment will
reiease the Purchaser from its obligations heveunder,

Nolwithstanding the forogoing in this parapraphk 14, the Purchaszer shall have the
rlght to assign this LO! / the Agreement to a company that is an affiliate of the
Purchaser, and which the Purchaser or an affiliate of the Purchaser is no less than a
50% owmer of the issued and outstanding shares therenf (with Affiliate having the
meaning ascribed ta it in the Business Carporation Act (Britlsh Columbial} or other
affiiiated entlly of the Purchaser, provided that notice of such assignment {5 provided
Lo Lhe Veador within a reazonable period of tme prior te application to approve the
Vesting Ordar so that such assignment may be Incorporated therein, and upon such
assignment heing made it is understood and agreed that the Purchaser shalt not be
retieved of any and alt covenants, abligations and for labilities herein contained and
the Vendor agrees to complete the transaction herein with the said assfgnee as if the
assignee were the originai named Purchaser. In the event that the furchaser assigns
this LOI/the Agreement as permitted by this parsgraph M, the Purchaser will
forthwith provide natice n writing to the Administrator and if & i, the
Liguldator. ii;:&je

Mot & Binding Agreement: This LOT [except paragraphs %4-11-1-3,-;% hereuf)
does not create a binding contract and wilt notbe enforceable. Onty the definitive
Agreement, duly executed und delivered by the Vendor and the Purchaser, will be

enforceahls,
5{a), 11, 12, 13, 14 [ﬂ{j(i]

MO Burrard Street Vancouver, BEVE] 3HS
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15.  Asis: The Purchaser will acquire the Property on the Closing Date in "as-is”

16.

17.

18,

15,

condition, a5 of the date of satisfaction ar written watver of the Purchaser's
Conditions.

No Warranties; The Purchaser has relied sclely upon its own due dillgence
examinations and inquiries and acknowledges that the Vendeor has made no
warranty or representation with respect to the state or condition of the Property
upon which the Purchaser has relied,

Qecupancies after Closing: Any Strata Lot owner who executed and dalivers to the
Purchaser, on or before the Closing Date, an owners' agreement (the “Ownep's
Agreement”] in the form to be attached to the Apreement may, following the Closiog
Date, continue to remain in possesgion of the dwelling unit consisting of the Strata
Lot which was awned by stich uwner prior to the cancellation of the Strata Flan rent
free (but such owner will be respensible far utilities), until no later than the date
(the *Delayed Possession Date”} which is four [4] manths follpwing the Closing Data,
and, subject to the {oflowing paragraph, the Purchaser will have vacant possession
of such Strata Lot (rom and after the Delayed Possession Date. For greater certainty,
any Strata Lot owner who does not execute and dellver to the Purchaser an Owner's
Agresment on or hefore the Closing Date will be required to vacate the Praperty on
or before the Closing Date,

Agancy Dlgclosure:

fa)  ThePurchaser herehy acknowledges that Goadman represented by Marle
Ginadman PREC, and Cynthia Jagger PREC {collectively the “Designated
Apents”) have an agency agreement to represent the Yendor as o client in
respect of the transaction contempiated herein; and the Purchaser herehy
further acknowledges and confirms that Goodman and the Desipnated
Agents have no agency relationshlp with the Purchaser and thereby confirms
that they are an Unrepresented Party in accordance with the Real Esturte
Services Act of British Colwmbia.

Sales Commissions: The Vendar will be solely responsible for payment of a sates
commission to Goodman in congection herowith.

2040 Burrard Street Vancouvear, BC WG] 3HS
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OpenForm

FROPEHTIES

£0.  Accepiznce: M the Strata Corporation is agreeable to the foregoing terms, please
sign and return a duplicate copy of this Letter of Intent by ne later than by 5:00 p.m.

August 14¢h, 2620. An elertronically transmitted copy fs acceptable,
[Jd_ !,253 7th :

Yours troky,

OpenForm Properties Lbd
T

Per: A ~]
The abave terms are accepted this @5 -

THE OWNERS, STRATA PLAN YR456
HAtheadizsie

1. Conth Pomtivoy ORina2020

Per: :

Garth Cambrey, Administrator

M0 Burrard Street Yancowver, BE WA 3HS
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SPECIAL GENERAI MEETING

THE OWNERS, STRATA PLAN VR 456 -- SPRUCE WEST

DATE HEL: Wednesday, September 2, 2020
LOCATION: Undergraund Parking Garage, 1318 West 13'" Ave., Vancouver, BC
CALL TO ORDER: 00 PME

Owners in Attendance: Agnes Mui, 101 and 201
Pater Tovkis, 301
iichelle Mok and Dr. James Mok, 4071
Tracey Maclennan and Suzanne Foster, Exacutors, 501
Dan Sonnenscheln, 601

Guests: Paul Mendes, Lesperance Mendes
' Dixon Sunthoram, Lesparance Mendes
Cynthia Jagger, Goodman Commercial Inc.
Mark Goodman, Goodman Commergiat Inc.

Alse in Attendance: 1. Garth Cambray, Court Appointed Administrator
1. CALLTO

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

2. CERTIEICATION OF PROXIES

Prior te the commencement of the Meeting, it was determined that six (&)
votes were present In person and zere (0] votes were present by proay for a total
representation of six {6) votes. Mr. Cambrey advised that voting cards were not
distributed due to COVID-12 concerns, but that they were available if reguestad
or heeded,

3. DETERMINATION O

Mr. Cambrey advised that the guorum of two {2) votes had been met and he
deciared that the meeting was competant to proceed with business.

4. ELECTION OF PERSON TO CHAIR THE MEETING

M. Cambrey advised that he would chair the meeting as the sole representative of
the Strata Corporation and Strata Council under the terms of the April 17, 2020 BC
Supreme Court Order.
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5. PROGE OF NOTICE OF MEETING

Owners were advised that Motice of the Speclzl General Meeting was distributed on
Aupust 13, 2020 in accordance with the bylaws and the Strota Property Acl.

; JED. AND SECONDED (601/501)
That Proof of Notice of the Meeting be accepted.

A vote was Laken by a show of hands and the resolution to accept procf of notice of
the meeting was declared
CARRIED (5 votes in Favour, 401 absiained|
6. APRROVAL OF AGENDA

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

7. APPROVAL OF THE PREVIOUS MINUTES:

It was MQVEDR AND SECONDED [601/2C1) that the previous Annual General Moeting
minutes of luly 13, 2020 be approved as distributed.

Dr. Mok requested clarification on the dlscussion about "variznees” under heading
12 about the approving the budget on page 9 of the minutes. Tracey Maclennan
offered an explanation as she originally raised the cencern. Ms. Maclennan
explained she had two items of concern about the treasurer funding professional
services without the knowledge of all strata council members. Those reiate tothe:

a. April 2018 fire stopping tepairs in the exit stairways, and
b, 2019 procuremcnt of Clark Wilson LLE.

br. Mok also wondered what came of the discussion on the strata corperation
retaining legal counsel independent of the Administrator, as detalled on page 9 of
the minutes under heading 132.

wr. Cambrey explained that it is open to the strata corperation to retain legal
counsel as was reflected in the minutes. In responss ta Dr. Mok's guestion on what
assistance Mr. Cambrey had provided in retaining independent legal counsel, M.
Cambray advised he had not taken any steps because he was not Instructed to do so.
However, ha remained open to assist the strata carporation if there was interest for
it to retain separate legal counsel.

Following discussion, Mr. Cambrey asked owners to indicate their inlerast in the
strata corporation retaining separate legal counsel. Only 401 expressed an interest,

ZA
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A vote was taken by a show of hands and Lhe resclution to approve the previous
minutes was declared
{ARRIED {5 votes in favour, 401 abhstalned}

8. UNFINISHED BUSINESS
There was no unfinished business that was not Included on the agenda.
9. NEW BUSINESS
a. Windims up Instructions — Majority Voie Resolution
It was MOVED AND SECONDETD (301/601)

WHEREAS the British Columbia Supreme Court made an order under 5. 174 of the
Strata Property Act, S.B.C. 1998, c. 43 {the "Act") on April 17, 2020, appointing Garth
Cambrey as the administratar of The Owners, Strata Plan VR 458 (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 council,
subject to the reguirements of the Act,

AND WHEREAS the Order also authorizes the administralar to take alf reasonabie
and necessary steps to investigate and complete a voluntary winding up of the strata
corporation with a liguidator under Part 18, Division 2 of the Act.

ANR WHEREAS the administrator entered into a listing agreement Goodman
Commercial inc. on July 9, 2020, to markel and sefl the strata corporation lands and
building {the "Property").

AND WHEREAS OpenForm Properties Ltd. {Openform]) has offerad to purchase the
Property for $4,350,000 subject to certain terms and conditions set out in a Letter of
{ntent signed by the administrator and OpenForm on August 7, 2020 {the "L.O.1.").

AND WHEREAS the 1.0.1. requires the strata corporation to convene 3 special general
meeting within 30 days, and no |ater than September 4, 2029, to determine whether,
in the sole discretion of the administrator, there is sufficient support among the
owners to proceed with 3 generai meeting to approve the winding up of the strata
corporation on the terms set outin the L.O.5

AND WHEREAS the administrator has the discretion to apply to the Court for
directions or an order to investigate and oversee z volumtary or Court ordered
windup of the strata corporation.
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AND WHEREAS, under 5. 27 of the Act, a strala corporation may direct or restrict the
Council it its exercise of powers and performance of duties by a resclution passed by
a majority vote at an annual or spacial general.

BE IT RESOLVED by a MAIORITY VOTE of THE DWNERS, STRATA PLAN VR 456 {ths
"Strata Corporation”) that the Strata Corporation be directed to authorize the
administrator to proceed with the voluntary winding up of the Strata Corporation
under the terms and conditions set out in the L.O.L. and subject to the provisians of
the Strota Property Art.

END OF RESOLUTION
Explanatary Notes:

This resolutlon autharizes the administrator to proceed to wind up the strata
carporation based on the terms and conditions set out in the attached L.OJ. W the
owners apprave this resolution, the administrator will:

1. cause the strata to entar into a definitive agreement of purchase and sale based
on the terms set out in the LOL,

2. retzin 2 liguidator,

3. convene a special general meeting to appoint a liquidator and approve the
winding up of the strata, and

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

Foltowing a brief discussion on the proposed resolution, Mr. Cambrey turned the
meeting over to Mark Goodman and Cynthia lagger 1o review the process they
followed in marketing the property and obtaining the Letter of Intent from
OperForm.

Mr. Goodman explained the marketing process that included creating a website, a
social media program on Facebook for Business and Linkedin, contacting Goodman
Commercial fne.'s cilent fist, and mailing an information brochure created for the
property.

The responses generated were pleasantly surprising and resulted in about 30
confidentially agreements being signed allowing interested parties to obtain
pertinent documents. The challenges of the pending building repairs and City of
VYancouver Work Order for the exit stairways resuited in several verbal offers ranging

y
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from low 52,000,000 to low $3,000,000. There were 5 legitimate interested parties
and 2 letiers of intent were offered and considered.

Mr. Goodman provided & handout for owners that included further details on the 5
offers and explained how negotiztions with 2 parties resulted in the signed letter of
intent with DpenForm that is now being considered.

Mr. Goodman felt [t was a very competitive process where the market estzblished
the property value. He advised that arrangements were made for the buyer's
representatives to inspect the property with representatives from 3 engineering
firms,

Cwners were advised of the next steps in the process that included negotiating a
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 10 windup the strata was a long process.

il was noted that the strata corporaticn remains responsible for the repair and
maintenance of common property and assets until the transfer of the property to
the purchaser has completed,

There was alse discusslon concerning the property’s RM3 zoning as it might apply to
redevelopment of the properly.

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. Jagger disagreed stating the market value was established through the
marketing process and is fower than 56,000,000 because of the reguired repairs to 3
building that is failing. It was also noted that the City of Vancouver Work Order must
continue.

Discussion followed about the requirements of the boyer that included completing
its due diligence, likely retaining engineers and other professionals, and arranging
financing. Based on the dates estabiished in the letter of intent it was noted that the
sale could complete between November 2021 and August 2022, but that shorter
completion date could be achieved i all b strata lots were soid to the buyer. M,
Goodman advised Lthat buyer [s open to purchasing all strata lots, which would not
require the strata corporation ta be wound ug,

Under the court process, an 80% vote s reguired to appoint a liguidator to wind up
the strata corporgtion. Concerns were expressed that the strata corporation would
remain responsible for the building repairs during that process, which could be up to
£ years. The matter of reguired bullding repairs to make 501 habitable was also
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discussed,

There was 350 discussion about the process involved if the proposed resolution
giving direction to wind up the strata corporation falled. 1t was suggested the
options inclhuded applying for a court-ordered wind up, arranging for sale of 100% of
the strata lots to a buyer, or repairing the building envelope.

Following discussion on what would be required to pursue 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 owners would be In favour of
pursiing a 100% sale of the strata lots. Based on estimates relating fo costs
assacizted with a windup provided by the Administrator, it is estimated owners
could save in excess of 40,000 per strata iot in |egal and llquidator costs plus a
sighlficant amount of time through a 100% sale.

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

it was MQVED AND SECONDED (601/501)

That the majority vote be amended by adding the following wording to the
resplution:

“and that the strata corporation reserves the right to authorize the Administrator to
pursue a private sale of all six (&) strata |ots, under 2 single agreement, at a future
date.”

A vote was taken by 2 show of hands and the amendment to the majority vote
resolution was declared

CARRIED {5 voies in favour, 401 abstalned)

A vote was taken by a show of hands and the amended majority vote resolution to
provide instrisctions to the Administrator was declared
CARRIED {5 votes in favour, 401 abstained)}

b, Petitioners’ Reasonublie Lepal Foes -% Vole Resolution

& motion was made by 501 to consider the % Vote Resolution but i was not
seconded. Mr. Cambrey advised the resclution tould not be discussed unless the
motion was seconded.  He also noted that considering the proposed resolution
provides an opportunity Tor owners to agree to 2 reduced amount of legal fees, if
there is unanlmous agreement.

AA
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it was then MOVED AND SECONDED (501/401)

WHEREAS:

‘The Admvinistrator for the Owners, Sirala Plan VR 456 (“Strata Corporation™) is
reguired 10 call a meeling of the owners pursuant to paragraph 4 of the BC Supreme
Court Consent Order dated April 17, 2020 (“Consent Order’) to consider a resolution
to reimburse the Petitioners named in Supreme Coort Action #NEW-8-5-22743, New
Westminster Repistry their reasonable [egal costs in the Court proceedings Jeading lo
the Conseat Order;

AND WHEREAS:
The Administrator has recently reccived correspondence from the Potitioners' lopal
counscl stating that the Petitioners’ reasonable legal foos amount to $20,0600;

BE IT RESOLVED

By a ¥ vide of the Strata Corporation, that a special levy in the agpregate amount of
Twenly Thousand Dellars ($20,000.80) be assessed against Strata Lots 1 through 6
{inclusive) for the purpose of paying the reasonabie legal cosls of the Pelitioner in the
icgal proceedings leading up to and resalting in ihe Consent Order. Such special levy
shall be due immediately but may be paid, for convenicnce purposes only, on October
E, 2020 as ser out in Schedule “A™ below.

SCHEDTILE "A"
THE OWNERS, STRATA PLAN VR 456 - Spruce West

SPECIAL LTEVY SCHFDULE

Pelitioners' Legal Costs

- .

TOTAL SPECIAL LEVY F20,000.00

FOTAL UNIT ENTITLEMENT 5,738
TOTAL SPECIAL 1.EVY / UNIT ENTITLEMENT $3.48554
STRATA UNIT TOTAL
LOT SUITE ENTITLEMENT  SPECIAL LEVY
i 101 984 $3.429.76
2 201 977 340537
3 301 917 3.405.37
4 461 o1 3.405.37
5 501 017 3.405.37
6 601 846 2 94876
" TOTAL  TOTAL 5,738 £20,000,00
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Mr. Cambrey asked Ms. MacLennan if the petitinners were open to accepting an
amount less than set out in the resolution and was advised that 514,000 would be
acceptable. The remaining owners did not agree with the revised amount and Mr.
Mendes advised that there is no doubt the petiticners will get some costs.

it was then MOVED AND SECONDED (601/501}

That the % Vote Resofution be amended to an amount of $14 800,

Folowing discussion, Mr. Mendes advised the court awargs costs based on a tariff
Constdering the court order issued was by consent, he suggasted the tariff might
resuit in 3 510,000 amount.

It was then MQVED AND SECONDED (601/501)

That the smendment to the % Vote Resolution he amended to reflect an amount
of 510,000.

Following discussion on legal fees paid by other owners who supported the consent
order, 3 vote was taken by a show of hands and the amendment to the amendment
was declared

DEFEATED (2 in favaur (A01 and 501}, 4 opposed {401, 301, 201 and 191})

Following further discussior, & wote was taken by a show of hands on the
amendment to the ¥ Yote Resolution and it was declared

DEFEATED [2 in favour £601 and 501}, 4 appased (401, 301, 201 and 101}

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

DEFEATEE {2 in favaur {802 and 5{11), 4 opposed {401, 301, 201 and 101}}

10. ADJOURNMENT

There being no further business, owners were thanked for their attendance and
the meeting was terminated at 9446 pan.
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Freamt el So0dman

To: Hngan Burhanan

Subject: Ferd: Wit 13th - Further Financlel Anadyesls
Date! Wednesday, May 12, 2021 1:31:59 PM

CAUTJDN rhlg email -::-r!.g‘inaipd fr-::ur'n outslde of. tnr: urgamzatlan DIII- I'ICh.thck on llr'ks o7 Dpen att.:d:hment: urless

Mark Goodman

Principak

Peragnal Real Cstate Corparation
Birect: 404 714 4790
lalalel il dafadle i

Goodman Commercial Ing.
BE0-2608 Cranville Sireet
Yancouver WEH 33

Ofiica: 604 558 5511

-------- Forwarded messape ~-—— -
From: Norm Shearing <pshesring(fop:
Date: Tus, Sep 22, 2020 at 536 PM

Subject: Re: West 13th - Further Financial Analysis

To: Mark Goodman <markif@goodmanteport coms
Ce: Cynthia Jagper <gypthisidroodmanepon Lom>

Bummect! But what efse could he do. Thanks for leliing me know, Please keep us in mind il
things po sideways with this group.

All the best, Norm

Sent from my iFhone

On Sep 22, 2020, at 5:03 PM, Mark Goodman <mark@goodmanrepicom™
wrote:

Hi Norm,



Appreciate the time you took to provide feedback. The Administrator has decided
to work with snother group with a higher price. We’ll keep you posied in casc
things change. With respect to the deposil, here is a respanse from the
Administrator:

Hi Mark,

Further 10 our elephone discussion this afternoon, 1 ageee 1o the relesse of the
deposit to OpenForm 1 that has not already occurered.

Regards,

J, Garth Cambrey, B. Comm., C.Arb, Rl
Administrator

Mark Goodman

Principai

Personal Hesl Estate Corporaiion
Direct: 604 714 4750
AepdmanTeRort. com

Gocdman Commeraial Ine.
5632608 Granvilie Streaf
Warcouver VEH 3V3

Ofice: 604 558 5511

From: Mark Gondman <mark@eondmanrepori.coms
Sent: Tuesday, Seplermber 22, 2020 12:11 P

To: Norm Shearing’ <pshearing@openformaroperlics.es™; Cynihia Jagger
<gynihia, Leom>
Subject: RE: West 13th - Further Financial Anabysis

Hi Morm,



Thanlk you for your email — we will bring this to the Administrator and get back to
yOou.

Regards,

Mark Goodman

Princizal

Personal Real Estafe Corporation
Drect; B4 714 4790

good manrepod com

Goodman Commercial inc.
hBEC—2B0E Granville Strest
Vanooueer WoH W3

{Office: 604 558 5511

W

From: Norm Shearing <nshearing(g :

Sceni: Tuesday, Scptember 22, 20201207 P

To: cynthigi@poodmatigport.eom: Mark Goodman
ik iFmoodmanrenort com=

s
Subjﬂci: West [3th -~ Further Financial Analysis

Hi Cynihia and Mark,

Further 1o your call yesterday, | have sunimarized three proformas for your

review and consideration for the West 130 property; two, based on a concrete
high rise fonn and one for a 4 slorey townhouse,

Each of the two concrete profonnas usc the same base numbers:

1. Gross BPensity 9,750 st

2. FER 1.56

3, Saleable Dengity 7,630 sl

4, Units g

5. Sales revenuc $1,650/5:F
0. Costs $8.302, 060

The Cost number ingiedes Hard Costs, DCC’s, Soft Casts, Boft Cost contingency,
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Marketing, Property Tax and Financing. For this cxercise § have kept the
financing cost the same for both options. The variables under costs are the Land
and Property Purchase Tax.

Oplivn 1

In this option T put in a plugged number for the land at $2.5 million and it
produced a ROC of 12%.

Option 2

In this option [ did 4 land residual calenlation based on a ROC of 15% and it
yielded a land value of $2.24 miflion.

Option 3

The 4 storey townhouse used the foltowing numbers:

1. Gross Density 8,063 of
2. Saleable Density 8063 sf
3. FSR 1.29

4, Lnits B

5. Sales Revenue R, 400/ssf

Under the zoning, the greater the building foot print arca, the less density you are
able 1o place on the site. This accounts for the difference in FSR between the
concrete tower (smail footprint} and the townthouse form (large footpring). Reler

10 architectural drawings sent in my September 18% email.
Under this scenario it produces & land value of $2.8 million,
Analysis/Musings

1. Sales value

Under both the concrele al $1,650 and woodframe al 51,400, the sales value nsed
in the proformna are at the higher end for the arca. A more supportable number for
the woodframe is likely in the $1,200s and $1,400 - $1,500s tor the tower. To

yZ
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achieve the higher numbers a kigher level of spec. is required
2. Construction Costs

Because hoth construction options are very smali, the costs are high. Uinder the
wopdframe option T eannat pet may constroction costs down encugh to support a
lower sales price. On the concrete option 1 received two gquotes that were quite far
apart and I blended the two for use in my proformas, T received ong guote for the
wood fame which was high but then { thonght their concrete price was hkigh until
received the second quotc which was higher.

Offer

Under the three options the lend values range fnom $2.24 M to 2.8 M. Both the
concrete and woodframe options carry their own degree of risk and I have rarely
secn an carly constroction aumber be reduced with additional design and
specification information. That said, I believe a tand purchase price of $2.5
mitlion is supportable.

This is a big change from the original offer and I teared this would happen once I
{or anyone) had the opportunity o look itio the financials of the project. This
certainly won't make the process any casicr or shorter but we are patient and will
do what is needed if piven the opportunity fo move through the process with you.
Please 1et me know what you think, ! look forward to hearing from you.

Checrs, Nom

Norm Shearing

President

<imagell jpe=
2040 Hurrard Streed

YVancowyer, BD WE] 3HE

t G04.639.3408

c B4.3TH.67TE
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LETTER OF INTENT

September 21, 2020

To:  The Owners, Strata Plan YRASE {the "Strata Corporation”} oo Goodman Commercial
Inc, ["Goodman®) #560-2608 Granviile Street, Vancouver, BC, VEH 33

Attention;  Mark Goodrnan Personal Reat Estate Corperation and
Cynthia Jageer Personzl Real Estate Corporation

RE: 1080 West 13th Avenue, Vancouver, B.C., {the “Property”)

The following sets out the basic terms upon which we, Butterscotch Holdings Inc. (the
“Purchaser”) would be prepared to purchase the Property, The terms are not comprehensive
and we sxpect that addifonal terms will be incorporated into a formal agreement (the

“Agreamant”} to be negotiated. in making this offer, we acknowledge your information to yus
that:

v The Strates Corporation is a strata corporation established under the Strote Property Act
{the "SPA”), represented by its administrator [the "Administratos”), Garth Cambrey,
pursuant to an order of the B.C. Supreme Court, dated April 17, 2020 {collectively the
"Adminlstrator Order”) in the matier of Maclennan and others, v. The Owners, Strara
Plan VA456, BCSC New Westminster Registry Mo, 5222743, who may contractually bind
the Strata Corperation in accordance with authority grantad to the Administratar
pursuant to the Administrater Order. Mare specifically, pursugnt to the Administrator
Order, the Administrator has the power to cause the Strata Corporation to execute this
{00, and negotiate and enter into the Agreement with the Purchaser, provided that
certain decisions of the Administrator are conditional upan obtaining the zpprovals
requirad under the 5P4,

= The Administrator Order authorizes the Administrator to praceed with the proposed
transaction is by way of the process described in Part 16, Division 2 of the 5PA, beinga
“Woluntary Winding Up With Liguidator”. Alternatively, the Administrator may apply to
the BC Supreme Court to amend the Administrator Ortier to allow the Administrator to
proceed under Part 16, Division 3 of the SPA, being an “Involuntary Winding Up With
Liguidator” {either being, the “Winding Up Process™}.

+  The Winding Up Process will not be formally cornmenced uniess either of the foliowing
OCCUrs:

1. the Winding Up Resolutions {as defined in garagraph &(ci{ilA of this LO|) are
appraved at a special general meeting of the Strata Corporation; or

| HHFAENT, 3}

b
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2. the Winding Up Resclutions are not approver), but the Administrator elects to

make, and succeeds with, an application to BC Supreme Court to seek a Court
Qrder purstant to Section 284 of the SPA to compiete an Involuntary Winding
Lp With Liguldator,

The basic terms proposed for the Agreement are as follows:

I Purchaser: Butterscoteh Holdings (ne.

2. Yendor: The Cwniers, Strata Plan YRA458 {cotlectively the *Vendor” or the

"Strata Corporation”)

3 Property: The entire deveicpment as "Spruce West” comprising &

residential units and common property, located in a single
huiding, as currently further described as:

Stratalots1—6

YRASS, District Lot 526, New Westminster Land District, PID G04-
045471, 004-045-430, 034-046-458, 004-046-5C1, 004-045-515,
O04-0486-528

together with an Interest in the common property In proportion
to the unit entitlement of the strata {ots as shown on Form 1

tree and clear of all liens, charges and encumbrances at Clasing, except those noi-
financial charpges and recorded on titles to the Property as at the date hereof and
tenancies of any strata jots that have not terminated as of Closing.

(a)

{b]

LTILET ]

Purchase Price: 53,900,000

Cepasits: Subject 1o paragraph 10 of this Letter of Intent:

Within 2 business days of mutual execution of this letter, the Purchaser will
depesit with the Purchaser's lawyer {being Madaisky & Company} in trust, the
amount of 5100,000 (the “Deposit”) which will be invested in an interest bearing
trust account with any interest accruing to the Purchaser and will be fully
refundable to the Purchaser if the Agreement is not entered into by the parties
within the time provided herein;

Within 5 business days of the Purchaser giving notice to the Vendor that the First
Purchaser's Condition {as defined in paragraph 6 of this LOI} has been waived or
satisfied in accordance with the Agreement, the Deposit will be increasad by the
Purchaser an additional 5100,000 to totat $200,000 and will be fully refundable to

Ce (¥
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the Purchaser in the event that the Vendor's Second Condition {as defined in
paragraph 6 of this L0 is not satisfied or waived within the time provided herein;

Withini 5 business days of the WVendor giving the Purchaser notice that the
Vendor's Second Condition has been satisfied or waived in actordance with the
Agrepement, the Deposit will be increased by the Purchazer by an additional
5100,000 to total 200,000 and, except as set outin paragraph 11 of this LGOI, will
be fully refundable in the event that the Second Purchaser’'s Condition is not
satisfied or waived; and '

The Deposit and any accrued interest will be applied to the Purchase Price at the closing
{“Clesing™) of the purchase and sale of the Property in accordance with the ggreement.
if the Purchaser dafaults at Closing, the Depasit and any accrued interest will be
released to the VYendor a3 iguidated damages and its sole remedy,

Conditions Precedent:

[a}

(b}

{c}

{BUTALETT 3y

First Vendor's Copditiah: The obligation of the Vendor to enter into the
Apreement regarding the proposed sale of the Property to the Purchaser will be
stibject to satisfaction or written waiver by the Vendor of the following condition
within thirty 130} days of mutual acceptance of this LOI *consultatiom by the
Administrator with the owners of the strata lots comprising the Property (the
“Orwners”] to determine whether, in the sole discretion of the Administrator,
thera is sufficient sipport amang the Cwners to proceed with the holding of a
general mesting of the Strata Corporation for the purposes of passing the
Winding Up flezalutions {the “First Vendor's Condition”);

Property will be subjact to satisfaction or written waiver by the Purchaser of the
following condition(s) {collectivedy the “First Purchaser’s Condition™) within ten
$16) days after the mutual execution of the Agreement.

{11) Tha Purchaser conducting, and being satisfied in its sole discretion with, the
results of environmental and geotechnical investigations of the Property;
and

(12} The Purchaser condueting, and heing satisfied in its sole discretion with, a
review of the physical condition of the existing structures on the Froperty.

complete the purchase and sale of ke Property will be sublect to satisfaction of
the foilowing conditian(s} (coliectively, the “Vendor's Second Condition™} within
TWO HUNORED TEN {210) days after the Purchaser having glven the

Q@ﬁﬁ
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Administrator notice in writing of the waiver or satisfaction of the First
Furchaser's Condition:

Elther:
{} the Strata Corporation:

A, passing the resolutions required pursuant to the Winging Up
Process, Including ta:

{1} appoint the Liguidator;
{2 approve the winding up of the Strata Corporation;

{3 dpprove the sale of the Praperty on the terms set out in
the Agreement; and

{4 i required, approve use of funds from the cantingency
reserve fund and/for impose a special levy to pay costs of
the Winding Up Process,

{colectively, the “Winding LUp Resolutions”); and

. cbtaining frem the BC Supreme Court an order pursuant to
section 278.1{4) of the SPA to confirm the winding up of the
trata Corporation (collectively, the "Winding Up Lonfirmation
Order”);

OR

i) i the evant that the Strata Corporation fails to pass the Winding Up
Resalutions and the Administrator netifies the Purchasar in writing (the
“Division 3 Natice®) within THERTY {30) days of the date of the meeting
at which the voting on such resobutions took place that the Administrator
intends to seek from the BC Supreme Court an order far the winding up
of the Strata Corporation and the appointment of the Liquidater pursuant
to section 284 of the Act (collectively the “Divisian 3 Orders”), the
Administrator obtaining the Division 3 Orders,

The Administrator may, by written natice, extend the date for satisfaction of the
Vendor's Second Condition from time to time, provided that the Vendor's Second
Condition may not be extended by more than ONE HUNDRED EIGHTY {130) days
after the original date for satisfaction of the Vendor's Second Condition.

ﬂ@‘ ]
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{d)  Vendor's Third and Fourth Condifions: The obligations of the Purchaser and the
Vendor to comgplete the purchase and sale of the Property will be subject 1o
satisfaction of the following condltion(s):

{i} Within SEXTY (60) days after the Yendor having givan the Purchaser
written notification of the satisfaction or waiver of the Vendor's Second
Condition, the Liquidator obtaining the count orders required pursuant to
section 273{1) of the Act {collectively the “Vesting Orders”), including to
vest [itle to the strata lots comprising the Property in the name of the
Liguldator, effective on the Closing Date,

(the “Third Vendor's Condition™].

The Administrator may, by written notice, extend the date far satisfaction
of the Third Vendor’s Condition from time to time, pravided that the Third
Vendor's Condition may not be extended by more than NINETY {90] days
after the origina! date for satisfaction of the Third Vendor's Condition,

and

i) The Liguidator obtaining a % vote resslution to approve the disposition of
the Property and any others fand and/or personat property in accordance
with section 282 of the 5PA {a “Liquidator's Secrion 282 Resclution”™)
foliowing the grant of the Vesting Orders, the approval of a Liquidator's
section 282 Resolution by the Owners (the "Fourth Vendor's Condition"}
within THERTY {20) days of the Third Vendor's Condition being satisficd.

if the Second Vendor's Condition, the Third Vendor's Condition ant, the Fourth
Vendor's Condition are not satisfied within the times provided, the Agreement
shall become nult and void. In such an event, and subject to paragraph 10, the
Deposit will be returned to the Purchaser immediately.

{2 100% Approval of 80% Vote Resolution: The parties acknowledge and agree that
the procedures associated with the Second Vender's Condition and Third Vendor's
Condition are necessary to effect a sale of land within a strata plan where 80% or
more, but less than 100%, of the owners of strata lots wish to appoint a liguidator
to wind up the strata corporation and sell the fand within the strata plan.

If, at any time, 100% of the Owners decide that they wish to have alf the land
within S5trata Plan VR456 sofd pursuant to the terms of the Agreement, then atthe
option of the Administrator, the Liquidation Process will be suspended or will not
be used to complete the sale and purchass of the Property and, instead, the
Purchaser, as purchaser, will enter into a new or amended Agreemeant with ait
such Owners, as vendors, with such changes to the Agreement as may be reguired
to provide that the Owners wil be the vendors thereunder, to delete the Second

s o
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Vendor's Condition and Third Vendor's Condition and to provide that, ta the
extent the Deposit payments contemplated in Section 5{b) have not already been
paid, they will be payable an the later of the date on which the Purchaser’s
Conditions are satisfied or waived by the Purchaser and the date which is three [3)
business days after the execution and delivery of the new or amended Agreement
by the Purchaser and all the Owners.

Provided that, if the new or amended Agreement is not exeruted and deljvered
by all of the Dwners within thirty {20) days after the date on which the Strata
Corperation has advised the Purchaser that all of the Owners have agreed to sell
their strata lots to the Purchaser, then the Liquidatien Process will be resumed.

Communications: The Purchaser acknowledges that all communlcations with the Vendor
regarding the subject matter of this LOI shall, as long as the Administrator’'s
appaintment continues, take place anly through the Adminlstrator or Gopdman, unless
otherwise directed by the Administrator in writing.

Return of Yendor’s Materials: All coples of the Vendor's Materials will be returned to
the Vendor or destroved if the Agreement is not executed within the time provided.

Closing: The Closing will pecur on a date to be agreed between the parties, not later
than ONE HUNDRED TWENTY {120} days after satisfaction of the Yendor's Fourth
Condition.

Costs: The Purchaser acknowiedges that the Vendor will need to incur significant costs
to complete the saie of the Property to the Purchaser with the assistance of the
Liquidater {the “Vendor's Cdmpletion Costs”).

Within S business days of the satisfaction of the Third Vendor's Condition and the
Fourth Vendor's Condition, in accordance with the Agreement, the Purchaser will assist
the Yendor in paying such Yendor's Comptetion Costs by providing all necessary
instructions to the Purchaser's sglicltor to release from the Depasit up to 53500000 in
aggregate, to pay the Vendor's Completion Costs, inciuding legal and Liguidator’'s fees 25
tncurred. Netwithstanding paragraph 5 ang 7 of this LOH, all such funds released from
the Deposit will be non-refundable.

Otherwise, the Purchaser and the Vendor will sach bear their awn expenses in
connection with this Letter of Intent and the purchase and sale of the Praperty.

Confidentiatity: Except as cantemplated i paragraph 12{b} or as otherwise may be
necessary to disciose to the BC Suprerme Court to satisfy the Vendor's Second Condition
and the Third Vendor's Condition, ali negotiations regarding the Property will be
confidential and will not be disclosed to anyone other than the Owners, and the
respective advisors and Internal staff of the parties and necessary third parties, such as

lenders approached for financing.
&

TROTal
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12, ext Steps: Upon execution of this Letter of Intent:

13

{a) fach of the Purchaser and the Vendoer wilt act honestly, diligently and in good
faith in their respective endeavors to negotiate, settle and execute the
Agreement within Fourteen (14} days following the waiver or satisfaction of the
First Vendor’s Condition. The Purchaser acknowledges that, given the nature of
the Vendor as a strata corporation established ender the 5PA, the Agreement
will contain very few of the representations and warranties contained in a typical
agreament of purchase and sale;

fb) The Vendor will:
i) call 8 meeting of the Owners pursuant to paragraph 6(3} of this Lal;
ii} take such ather steps as the Administrator deems necessary to:

A inform the Qwners of the transaction contemplated hersin, and
to ascertain the level of support to proceed;

B. identify issues which should be addressed in the Agreement; and
C. keen the Purchaser informed as to the foregaing; and

fcl The Purchaser will diligently pursue satisfaction of the Purchaser's First and
Secand Conditions.

Assighment: The Vendor and the Purchaser agree that:

fa) this letter of intent must nat be assigned without the written consent of the
Vendor (except for assignment to an affiliate of the Purchaser}; and

b} the Yendor is entitled to any profit resulting from an assignment of this letter of
intent by the Purchaser or any subsequent assignes, No assignment will release
the Purchaser from its obligations hereunder.

Notwithstanding the foregoing in this paragraph 14, the Purchaser shall have the right to
assign this LO| / the Agreement to a company that is an affiliate of the Purchaszer, and
wich the Purchaser or an affiliate of the Purchaser is no less than a 50% awner of the
issued and outstanding shares thereof {with Affiliate having the meaning ascribed to it in
the Business Carporation Act {British Cofumbia)) or other affliiated entity of the
Purchaser, provided that notice of such assignment is provided to the Vendor within a
reasanable pericd of time prior to application to approve the Vesting Order sa that such
assignment may be incorporated therein, and ugon such assighment being made it s
understood and agreed that the Purchaser shall not be refieved of any and all covenants,
obligations and/or liahllities herein contained and the Yendor agrees to complete the
transaction herein with the said assignee as ¥ the assignee were the originai named

5
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Purchaser. In the event that the Purchaser assigns this LOI/the Agreement as permitted
by this paragraph 13, the Purchaser will forthwith provitle notice In writing o the
Administrator and, if appointed, the Liguldator,

Mot 8 Blnding Asreement: This LOI {except paragraphs 5 (a), 11, 12, 13, 14 hereof) does
not create a binding contract and will not be enfarceabla, Only the definitive
Agreement, duly exeruted and delivered by the VYendor and the Purchaser, wiil be
enforceable,

As is: The Purchaser will acquire the Properiy on the Closing Date in “as-is” condition, as
of the date of satisfaction or written waiver of the Purchaser's Conditions.

No Warranties: The Purchaser has relied solely upon its own due diligence examinations
and inquiries and acknowfedges that the Vendor has made no warranty or
representation with respect to the state or condition of the Froperty upon which the
Purchaser has relied.

Qecupsncies aftar Clasing: Any Strata Lot awner who executed and deiivers to the
Purchaser, on or before the Closing Date, an owners’ agreament (the "Cwner's
Agreement”) in the form to be attached to the Agreement may, fallowing the Closing
Date, continue to remain in possession of the dwelling unit consisting of the Strata Lot
which was ewned by such owner prior to the canceliation of the Strata Plan rent free
tbut such owner will be responsible for utilities), until no later than the data {the
“Delayed Possession Date”) which is four {4} months following the Closing Date, and,
subfect to the following paragraph, the Purchaser will have wacant possession of such
Strata Lot from and after the Delayed Possession Date. For greater certainty, any Strata
Lot owner who does not execute and deliver to the Purchaser an Owner’s Agrearment an
or before the Closing Date will be required to vacate the Property an or before the
Clasing Data,

Agency Disdosure;

[a} The Purchaser hereby acknowledges that Goodman represented by Mark
Goodman PREC, and Cynthia fagger PREC {collectively the “Designated Agents”
have an agency agreement to represent the Yendor as a client in respect of the
transaction contemplated herein; and the Purchaser heraby further
acknowiedges and confirms that Goodman and the Bresignated Agents have no
agency reiationship with the Purchaser and therehy confirms that they are an
Unrepresented Party in accordance with the Regf Estate Services Act of British
Cohimbla,

Sales Commissions: The Vendor will be solely responsible for payment of a sates
commission te Goodman in connection herewith,

o
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20, Acceptance: If the Strata Corparation is agreeable to the foregolng terms, please sign

and return a duplicate copy of this Letter of Intent by no later than by 5:00 p.m. August Se piemt:’:raf
25th, 2020, An electronically transmitted Copy is acceptable.

Yours truly,

Butterscotch Hal

Per:

The above terms are accepted this . dayof , 2026

THE OWNERS, STRATA PLAN VR456

Per:

Garth Cambrey, Administrator

FHFISGT 91@4




This is Exhibit “Q" refarred to in the affidavit of
Mark Goodman, affirmed before me on

lupe 2121

A Commissioner for Taklng Affidavits
in #ritlsh Cofumibia

Ce.
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Fram: Mark Goodrfiar
Tu: Mopan Buchanas
Suhrject! Pa: P YR 456 Sakas Comps
Date: Wedmeaday, May 12, 2021 1:43:37 oM
Atachments: |magellz oeg
I
%Eumm
llar-intage {1970 EQO0Y.xdm

(:AUTFDN This edmall cfuglﬂafed from: gutslde of the organization, &
'!1"{11.1 recognize thﬁ seqicdar dnd krow the content i sate il

Mark Goodman

Principal

Persomal Real Esfate Corparation
Dfrect: G04 714 4790

Goodman Commarcial inc.
S60-2608 Granville Slreet
Yancouwer Vg V3

Office: 604 559 5511

--------- - Forwarded message --wowe=--

From: J. Garth Camhrey <gcambreyiifshavw. oo
Draie: Wed, Ocl 7, 2020 at 10:40 AM

Subject: FW: VR 456 Sales Comps
"Fo: Paul Mendes <pami@lon{tw.cas
Co: Amanda Magee ﬁm@[w} <mmm&]mmﬁ‘m}

Paul,

The purchaser has advised Mark Goodman that the proposed sakes price of 53.9 mithion will
not work,

t just spoke with Mark abowr this and he is waiting for Bulterscotch 1o come back with a
revised sales price, We can discuss next steps after we have thal infommation.

{iacth
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From: Mark Goodman [maifomtatk@oogeraitesatcoml
Sent: Wednesday, Qctober 07, 2020 10:11 AM

Ta: ). Garth Cambrey

Ce: Cynthia Jagger; Manraj Dosanjh

Subject: FW: Spruce Sales Comps

Hi Garth,
Just got this note. ! will report back to you when T leam more.
Regards,

WMark Goodman

Peincipal

Perzonal Real Eslate Carporatian
Birgct 504 714 4THE

GLudManRapri.oon

Goodman Commercial Inc.
S6(0-2608 Granvile Sirest
Wanoolwver WEH 33

Offoe: 5604 558 5511

From: Rahoul Sharan <pahosulsharanidematl.com™
Semk: Wodnesday, October 7, 2020 9:39 AM

Fo: 'Mark Goodman' <markileoodmanrepon, com:=
Ce: 'Nevin Sangha' <pevin@camerume.somn™

Subject;: FW: Spruce Sales Comps
Mark,

We are having a hard time making the numbers at Spruce work at $3.9m purchase price. OQur
analysis 30 far, with a fot of unknowns still is as follows:

Purchase price: $3.9m

c
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Outside repair: $1.8m

Inside repairs: $0.6m

Total: $6m all o costs

As you can 5¢e below the current estimated market value would be around £1,000/5g ft or $6m
total. This leaves no moom for any prafit, cost of money or our time.

Please calf me to discnss,

Thanks,

Rahosi

The attached spreadshects show all aftached sales over the last six months in the foliowing
mapped region. [ broke it up inlo thiee segmaents by vintage: 1970-1994 {similar vintage to
Spruce, showing as-is vahue), 1990-2003, and 2005+ (meani 10 show a ceiling).

1t'd be Lough to push $1, 100 PST - you can get new condo product for that price. Benefits of
Spruce, which may allow you to push slightly beyond these averages, are its location and a
whole flopr per unit. Downside is, of course, clear listory of boilding condition issues.

Region Mapped
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Similar-Vintage Condo Product (1970-19%0)

Avcrages 3860 PSF

Older Condo Product (1990-2605)

Averages £930 PST

New Conde Product (2005+)

: Averages $1,100 PSF




This is Exhibit “R” referred to in the affidavit of
Wark Goodman, affirmed before me on

jupe 2021

A Commissipner for Taking Affidavits
i British Calwembia
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PURCHASE AWD SALE AGREEMENT

THI5 AGREEMENT s daed {fur reference Fovenber 6, 20201

Betweetr:
B VEESCOTUH HOLDDNGS INC.
husresissadier calivd the " Porcloses™
Aards
THE OMAMERS, STRATA PLAN VR450  (heseinabier called the "Vendoe™
WHHREEAS:
A the Vendor is a strar corporation {the "Steata Conromion") established muler the Stras

Pragerty Lo, 5B 19E, 0, 43, e amended (the "SPA™) and repeesenrcd 3y i Admnisman {the
"Adminigttator™), Gath Cambery, puesizant b an oodee ot the BoC. Supzenne {oarr, dated
Apml 17, 252 {collectively the " Administcator Teder'™) io 1he wastter of Mackerzr and atbers 1
Tbe Dhwewers, Suate Plhn VELSS, BOSC New Wesnnnsier Registy Mo 3222743, whe mep
contractusty bl the Sirata Corpotatios i scoordunce with sudhwsip granted to (he
Sdwiiserztor perseinl w the Admiismrsrer Czde

- the Adminiscraras kas the power o cause the Strata Comporvtion to enter i s Spreeimest

with che l"l]l‘l.'fhﬂ!.i{'I, ]_JIU'L'.:II'.itd that certain decisiosz of the Admgienuar are condigrel uZan
obrsicing she gpprovels zequired aodee 1he STA;

- the Adnunistestor (cler swhodzes the Admdusiator o proceed with the mransaciion

comtemoiared by 1bis Apzeement by way of the process desceibed in Divdsion 2 af Par 16 of
the SHA, henig s "Voluatery Winding Up With Liguidator”. &fremutively, the Adminisioiios
may ady w0 che Bupreme Coun of Brdsh Colambia {the "BC3C™ W amend the
Adinisirator Order to allow e Adiminizteator to pooeced with the Treosacnen cuntemplated
y this Apgeciienr by way of the peocess desctibe io Ehvisinn 3 of T 14 of the 5124, arizig
ar "Lrevpinsdany Windmg Up With Eiquidiir”, or the oransacrian contemmpiated in Sehedate
13 [Vemrs of 1003 Approval af Sale] ol this Aprcencon). The provdsions of dus Apsrement wil
fe Berpreted sooas W ogive effect o the fale aod punchuse of the Peopay CLSEFQANL [0 e
winding up, whelber puruane o Didsion 2 or Dedefon 5 of Tat Lo of the SPA; and

- e Tirchaser wishes o purchase sl of die lepal aad benefivial intecest in the Progery {25

dufaned in Zection L1ED and, suibjea 1o complisnce wits e tequirements of the STA, the
Wensdur wizhes to sell, to he cxe pevmiced by Lvisson 2 woed f or Division 3 of Tart i6 of de
SPA, 2l of the logel wo benedcial interest in the: Property 1o the Parchser on the tesnss i
crnditicns gt ool heeein,

Iqewy THERTPORYE, in cansideraion of the premises and rulal corenanes, spreemens, coaditions,
and provisos conturf herein, snd the payon of Ten Tollacs (B0 by cacke wf the partics o the

z



oher, end vther geod and wsleable considemton, the receipt and suffioency of which i heeeby
ecknowiedaed by cach of the pasmics, he pares covenans and apree with each cther s follows:

1 PLRCTIASE AND SALE

11 The partes acknowledge and wpres. that

£t
e

fu)

)

IGH

fel
[k

thi= Agvecment s et emersd inte by the Yendor sursuant to an inreaded windiog op
of the ¥endar with 3 liywilator prwsuant 76 1iesion 2 and/ or Livsiem 3 of Part 16 of
she 5%, and the previsions of this Agresoes w9 be dnrespruiod so us Lo e effees i
the sale und purchase of the Properly pursnant to che saicd wizcling up;

the Liquidaror (pz ol lned I Bection 11D ranst e appaiated o cffict the volonmey
wincing up af the ¥eador and the ssle smd pucchase of she Propuriy s2 contemphpef
Ly thais Agreemnenc [ the esrent that the Firet Munal Coudition as defined jo Secton 3
of' Browe! Releceners source rad fownd) is satizlied sud the Eiquidanoe i Appointed
pursuane o the $PA, the parties achacwledge sod apree char thee Agresment will he
subject to sevicw el cornamient by the Liquidator and ie selicitors, sod the paesics agree
to make auwch techinicsd and procedurst et idrnests o s Agrecoens ss ace vesimaldy
tequegred ry e Liguidater and iz solictors to facilitatn (e ssle and purchase, of the
Triperty on the tecnss conignplated herein, prensiced that che Failare o reglee uny euch
wmentments wilt nor affes b validic oc cufotcenbifity o this Apremnent, whick: wil;
zermain binding oy Lbe purdes hereeo;

i€ 100% of the Orames {2 defined in Secrion 5.1(40 approve fhe sde ymi puschise of
the Propesty, thea subjest Lu any conttasy direction of the BOSC, at the option of e
Adminissracg uee lebg] oF the Yendr:, rhe ]'_,ir_]l.ri-.']ati.;:sau Pracess fus defined i Secien
50BN well he suspruled, and fhe Purchseer may ewres into individeal contoute of
puchan: sod sdle for each of the Sirala Lots, a5 provided @ Schedute 17 Terms of
102%, Avocoead of Sade) of his Agreement;

ths Wencdie agers o canse:
i all af ihe Owness' cighi, e snd intcecss in und o the Propecty to be
imaneslerced 1o and wesrcd in the Liguideoar ane

i the Liquidatnr iy a1l and trauster the Propert ta the Prrchazer
5 g Pl »

and the Purchaser wpaees to parclie lie Propeny fon 15e Ligaidator, o sll cuses frec
and vleur of registered and oarepmstered Jegal netations, charges, licys, imersss, o,
haigments, charpes, cavealy, aRd cncumbtieoss whatoever moa and CHOCRT FOT the
Permitred Fncuwmnlmances, for the Piisfise Pove aod upon the terms and conelisions in
this Agmecmicag;

imL 1555 Apresment:

. "Adminisirator's Solicitors” mesns the fvw frm of Lesporner Mendes

Lavwyers, provided thal i the Vendor ne the Licuidarer sppoinis « differeat G
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of soliciton: W represent it in conoecion with e mansasclons herenader, fhon
"Ademinisimers Solicrors” will be decreed 1o jnedode such solictars as the
TeAmfENt TROUADEE;

"Buildirgs" mesng alf Buildingss, sioucuess and inspececernents o ke Lands,

"Closingr Dule toesns, sobject fo Secrinn 5 ol Schedunie D, the date thar is 170
daps atier the duie oo which the Thitd Munul Condilien {as defincd in Srheduls
B s sunsiied;

"Deposit” oy, voliectively, the First Depasil, the Second Depnsir aud the
Thitd [eprnaity

"Fitsl Theposit” means che gum oo F 00,3000,

"Tiret Mumad Condition Waiver Dare™ theans the dace chat is 210 deys after
rhe dale ol ke mubzal exccution aod delivesy of this Agrevment by the
Puschasir il ke Fendaor, provided the Administratne oy, by weiteen norine
to tve Prcchaser, erersd the Fizst Motosl Condirion Wadver Dake foem time to
time by up &5 o roial o 180 addifional days i the wprepace:

"Lande” mieang the paecel of land winch results from the canceiabon of Sam
Plaw VR456 [the "Strata Plan™), aml which consism of all Lo showas oo the
Smati Flen, Dor peestet corisduly, the Lands will wehade o] of the Jaods wnd
pacenises which sre coccently legally desesibat az follows:

SimtaLots 1 -6 E:i1'l(.5l,l.5i_'|'l;;:|

Dissoct Lor 526

Soars Plen VR, 455

tagrlber with an Jererest in the common penporty in propoction to e
unit #ntidemens af the sy lot as shown on Frons 3

[collectively, the "Sicata Lots")

-an-

The Cirrmuon Property of Srmiae Tl YAS450
fhe "Common Propersy ™

"Liguidaear” meang e buddater appointed in cespect of, 2od vesied wich de
orrnevship of, the Property in Autherne of the wims heteoll

"LOT" means dhe loier of inlkent motaelly ctended by the Yeador and the
Pazchaser on Seplesber 22 2020
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%y "Pemnited Encumbrances" means the changes, rusenvuldon:, and restictons
sez out 1 Scheduls A heres:

(=} "Propedy i, eollectively, the Lacds 2od the Buildings;

(%] “Purchaser's Soliciters” means che lew fern of Matuisy & Company Business
Lawrvers LET

wid  "Hecond Deposit” meang the s of $H00,000,00;

i "Second Muhol Condition Waiver Date” reans dhe date chat s 60 dars afiec
the subsfaction af the Firsr Muragl Conlidon, provided the Adimhnslealoe may,
b woteee vocce t rthe Porchaser, eaend the Second Muaisl Conditon Waiver
gate fram zime 1 fime by up to o total of Y0 addiconad days in the sppeepas;

vy "Service Cunlmots" means apreemencs snlecel into by the Vendos conceTning
the dumustang of supplies or secvons o che Propeny o comeerning
LT e T Uperation of 1he Pripesiy;

o "Thind Deposie oeuns the sam of $I0MHI0KL, 4nd

pavi)  "Third Mutwal Condition Weiver Dute” means the dare (i s 30 days afoes
the grant of the Yesline Ooleg

the Vurnbor wid the Purchazer agree e, except a: contemplated by Schedole Dr, ali
nigatislicns o vther dealings seppeding 1he potentzl winding op ] wle of he
Troperly finclading oy Strasa Las thereind, il be canducied woledy Between the
Vendue and  the Paschasee, or (heir snthodzed  ageols sed  admindsterges,
Nomzthstanding any olher term of this Agreesnens, he Purchaser scknowlodges and
agrees hal sll commusicenons with the Vendor regaeding s Aprevment rhall, 25 long
w5 the Administeator's appointment contiaves, luke place ooly  theoush  the
Administeator or the Ageril fus defined in Section 14.10)}, unless otheneise directed by
Ee Adtainisicaiog i werinog,

FIRCHASRE PRICE AND PAYMENT

The purchaze pace for tae Properly ("Purchase Price™] shall Te the sum of Lhece Miltion
Three Mundred Theessral Cheliry (33, 30000605, exclusive o0 $357, subject oooadiussney as
peranided m Hection 4,3,

The Purchaser will pay the Piechuge Poce ae follaws:
(R,

2l

4 1o the Firel Drepaosit, whick smoune hag previcusly beea paid by be Purchazer ta the
Prochaser's Solicitoes and which slell vondnoe to be beld by ihe Pucchaser's Salicisors
In trust in 1 moesese-beanieg accasat sz a stakeholder on bebalf of the parnes, pending
completion of the sade and porchase of the Propesty oc ather sersminarion of this
Apmreoient;
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L az za the Secomd Deposil, by payment theees! by the Purchazer to de Futchusers
salciters within five business days affer the dare of the mueaal execation wod Jelvesy
el lhis Aecment by the Porchases and the Vepdor, w be deposited ayed held b the
Purchisser's Selidtors in trost o an intenesd bearing accouns 25 a stakehalder on hehalf
vl the partes, pending compledion of he sste and purchase of the Property or ather
tecrminatiom of this Agteemens

i 5 1o Ihe Thind Teposil, by payment thereol by the Purchases o the Purchases's
Sulbierers within fve busiaess dayvs sfter the subsfaction of e Fiz Munsl Cecdinan,
te Le deposited and held by the Purclisses’s Sclicitoes in truz) jn s interess braring
aecounr as 2 staheholder on lehalf of the partics, peading completion of the e znd

puschase of the Property or other terdaation ol tbes Apmeement; and

iy az 1 he Ladinee of the Porclese Trice, aubiect to adjustioent s provided
Section 4.3, by pavmoent of sk wnount by the Puschaser 1y the Vendor on the Chusing
Trate in accardenne with 1he peovisions of this Agzccment,

The Deprait, tryerher wik: olf interest accroed Mhoneon, will 2e ceedited 10 the Tarchase Price
sed will be paiil v ke Tivuidator if the saie and parchase of the Propesy conmempliaced berein
i crtpieled in accordance wirh g woms hereof.

Fhe: 1Jepasiz paod, opethes with ali nerest accnoed thereon, will L

il furkeited oo the Vendor i the Parchaser i i defah of its abliguion to
completa the sale und purchase of the Propers hereander 45 liguidared danages
(i pmetes feceby spgrecinr tet such smounc consTinaes o FUOUERE pro—Carmre e
of vosts and damages) wrad s the Vendors snle eid exchusive reredy; or

G paid i Gull s e Pucchaser, withour peejudic: w0 any othee St or remedy of
the Purglueser, b the event rhal e Porchaser elecrs w tecminate s
Aureemen: due to the Vendar being in defoult of g ubligaticon = coanpleie the
sule and puschase of the Fooperty hereurder. For clrity, the Deposit ead 1o dhe
Parchaser under thie pace will fnaclude any soucnen of die Trepusit zeleased to the
Wendot gs set cut in this Agtenoent.

The epoesit, topetler with all auetest acemied theveon, wils e retorned to che Perehsser i any
of the condicons precedesd sod ol in Schedule Bz fhis Aymeement 22 oant sislied or waived
i accondsnee with Schednle B See Schedule 18 lor addisionzl peovisons rhalng o the
Depousit

CONDIFIONS PRECEDEMNT

The eddigation of che parfies fo cosupiele the purchase af the Propery o the Closiog Dhate s
subject to and coaditional upue e condigons precedens sel out in Schedule B atachied Berelu
Being sadisfied or wilvel by the aposoprisie parly or pactes within rhe. rioe o times apteified
theren:.

COMPLETION, POSSESSION AND ADJUSTMENTS



4.1

4.2

AF

Complction

The completion of the wmapzacdors conpeenniated By this Agreement will voouz oo the Closing
Duie or such ocher date as may ho mu:u:.h;.- L.Igl,‘t‘t‘l,! Wi IrL wj_'j_ﬁ_ﬂa b}' the Yewrdor sl he
Purchasec.

Posscagion

9] The Purchases w3l have vacznor possession wi the Property free and clear of eegisinms] uod
unregistered legal ootfioes, leos, e, defms, judgments, chanies, ceveats,
encumbyances, and wowncics whalsosver save and except For the Pensingd Fnoumbrances
tubject 1o she provisions of this Apreemear related 10 cloadng dde of the Oweoers’
fnanoad eeinrdivaices and subjecs o Saction 42000 imenediately upon completion of the
wale aned purchase of the Tropeey.

iy The Puechazer and the Vendos confirm anid agree hat fhe Morchiss rdce and the Bropery
tnclude any wazhers, diyees, relmgeratocs, ovens, saves aad boih mdsdreachers within any
af e Simata Luts s of dae date herend.

o Notwdthsteading Secthm 42740, { w0 Craner exeoutez and delivers o the Purcheser, oa or
befoee due Clgsing Pharg, a9 vwner's apreement (the "(Orovner's Agoeement”) in the forty
artaehed] herery we Scheduie B, that Chamer may, fg}iuwing the Closing Dare, coninue to
eermein in possession of Ge dwelling ame consisting of the St Lot which was v by
sk Crioes before che cancellaion ol the Stoata Plan fthe "Owoet's Strala Lot"™) ot bree
(but such Qwoer will be respongibbe tor vilines), until oo loes fao the date {the “Enitial
Detayed Fossession Dane') which is faar ) tanths doliooing the Clasing Tiare, 3ad (he
Pratcraser will bve vacant possession of such Chvweier's Stoea Lot from zad pftee (e Initiai
Vrelayed Possession Diate. For grealer cerminty, any Chwncs whe does wel execooe and
Belrver 1o rhe Puccharer s Craneds Apreement on or hedore the Closing Dlate wili L
ot (o deliver vacant possession of Thal Clwoers Stuta Lot on o hefore (e Clexding,
Chate, Aoy conirued scoapancy o rfhe Cramers Strata Lat after ahe Suitis? Dedayped
Tagression Dave wiil Be subject mo agreeawne as to the tecnss of sach smagement between
1he Oweaer and the Pecchasez, i cheit sole thscretion.

i Lhe Vendler agmees o muke commerdally ressomable offorts o pass 2 bylew ategrbmenc
that pradibits an Orwener Fom encctibur bein w leouney apreement in st of sach
Chaner's Seam Loc that i nor a swenh-le-mondh tesaacy o thal provides for a teem
ending faree chan the Clasing Tue.

Adjustoments

Al vens! adyesements of rases, rales, o] IMprevement assesstnees g wlhes claeges and wil
other costs aovonlly wdusted dor oo u sale of propeery similer 16 the Froperty, boch Secnmming
and culpeeng, will T rowde ws of 1231 avm. on the Closing Date. The Vondor will meeive e
benedit of all mcome apd will e vespensille fur ol expenses focuried o upesling and
mainzacing the Propety incureed for and attdbueble up ta 11:59 pao, on the day preceding
the Clozing [hue and 1he Punbaser will ecelve the booeli of all income und be tesponsinge fir
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all expenses from and inchiding che Ciosing Prate, The Vendor will provide oz cause to be
provided Lo the Purchases and the Purchsses’s Soficiar, promprdr on feguees, any information
recquired b thers, acsing messonalily, in ovder to peepate the stavanem of sdjustments (e
“statewent of Adjustments™). The Veodor ackoadedees and agess hat the Vendor wdll ool
be enlitted to 2o edjustouent in vespaee) ol sieals fees paid by Owners @ the Yendor for de
manth i whick this rreesscoon coropletes,

ACKNOWLERGEMENT OF L1IQEIDATION PROCESS

The Tuschaser and Wendos ackerrelodpe sod gpmes 25 follows:

L
ek

ar af the date hweeif, the Tands conzist of the Saet 2o snd the Comman Proguery and
cash St Lot s owaed by an cwnes (enfloctivsly for gil Swata Lets, e "Ownens™ and
each sn "Owner"t Ul Srmara Lol wnd the Common Fropedy are inchaled In the Strara
Flan. The Chaners ave memlwrs of e Suws Corporatisn The pemies intend that, sebjec)
to Secrne b of this Agressnent, pinc to e Clasiag T, 1he L1q111:r_am- will b apmaninieE
b the Vendor ta ool the Sima Plae and wind up rhe Stmwm Corperstion ia scoondance
with [Hyision 2 sodfor Dhasion 3 of Paet 10 af fe 504 and that, oo the Clewgiens Date:

it the Srrata Pl will be cancdled in accocdence aith the SFA apon which
cancellarion e Lands wil consist of 4 single (ureed die dile o which wil) veg
in the Liguidanos; and

{1t rhe: Liguickszor will irsrafer the Toopoeny ta the Purchases

The imtesion of the Vender and dhe Purehbager i3 thal the Pocchasce will vy be reqnited
rix adez] wich the Liowidacor and its soliciiers in connecton wirth cos itk the purchase
#nd safe of the Yropeery and thay, except 25 provided in Schedule T [Teoms of T00%
Appeaval wf faled of s Agreement, the Purchasce will now deal dicectly with iy of the
Cmoers pr Their selicitors. The mootag of e Liyuitios’s appoinrewsa wilk provide that,
anve Wbe tife to she Property vests in the Liguidaror, the Diquadaior will azssme the
Vendoc's vights and sblgaasne wnder this Agreemeat, sabject w the reguivements of the
3P4 and the provasions of the Yesdag Order, 25 dedived in Section 3,105,

fuleel to the Mutual Condigoons e satisliml, Qe Vendor will take sucts swps and do
sach wets as are required under the ST0A I order to appoint the Ligaitalor eod, fudher 1
the Parchaser's Conditicns being suisGed or waived, cause the Ligaidator w, on or beiare
the CiﬂSi‘ﬂg [ate, cantcel the Stora Plan and teansfer tilz o 1be P|:r_1pcx|:__q.' o the Peaschgser,
and, wirnce lraituy e genesality of the fosgguing, the Vendor agrees o tuke che
felaraing steps {such sreps hemg berein refermed o as G "Liguidaiion Prcees):

Y prrivr o b Ficst Momal Condition Wadver Diuke;

& the ¥endar will hild vee or moee acnoal o special peperal meedng e
"treneral Meeting™ of (ke Strat Corporetion jor the pumase of pasting
sl resnlmicng s oy be required to give elfece o the transciiun
comtimnplaied nesen, mc]J_-.dJ:'-g_, withens Hriilalbon;
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L a resnlulivn (the “Winding Up Reschation'™, by B0% vore, wider
sectiun 277 of the BPA appeoving, amung othee thiops, the
appuintment of the Liguidaior w wind up che Swam Corpuration,
the cancellannm ol the Strsta Flan, the dissohoion of ke Steata
Caprrative, ke surrender m the Laguicdhior of each Cramed's
innerest i the Propeeoy and ang potsonal properoy held by the Sieats
Comomboe on behalf of esch Croner and ae inccrest schedule
which complies with rhe FEA|ULCRIIEOE set oud i aection 276 of the
SPA;

L. a resolation (he "Fundiog Besolation”), by 3 wote, pumeng i
secticn 96 andfor sacdan 108, 4 applicable, of the SPA aoceoving
the expeadicne of funds fran e contingecey zeseree Tund and/or
oy spedal levy for Ihe purposes of paying fe Sioatw Cozporalim
costs and enpenser associated wirh Lbe purchase sad sabe o ke
Prafrtty pursnant to the teems of this Apreemenr,

jil. 4 resoledon {he “Trnsfer Recolution"), by % vote, pursnanr i
secoion 283 of the EPA approving the tramsfer of the Property to
e Prerchaser parmant 0 the lemms and condiions of i
Apresoent

i, 4 meselution {he "Approval Rerolution®, Ly % vote, appeujz
zod rmfving the terme and conditions of this Agrevrenl and the
exesiilion and deliveer of this Agreement by the Viealor,

ithe Wicding Ll Besclegon, doe F‘llﬂdu]g Resolunon, the Trapefer
Resolution el (ke Apocoval Hesoludun ere collecdvely wefermed to
Terein o ihe "Reguired Bescohaions"; and

booinoihe eeedt e Vewdot Tails o pass the Bespuce] Resoludons a1 (he
Generat Meefog, be Administiater nay wppiy o the BOSC foz g0 ocder
HP?DE!’JEIEIE the Lipuidator a0 adnd afs e Steata Corpn:a:mn PUIEEARE 0
[yision 3 of Tart 16 af the SPA (he "Division 3 Crtder™). Within 30 dags
after the General Meoting, the Adminisuaos sl givie the Puvdliaser written
awtice of its clecrion 1o Bpiy for ot finr apply fur the Disdsion 3 {ndes;

the Vonder wil):

& in the cvene that che Repuined Resoliitow see passed by the S, apphy
w the Supreee Gourt, putsuane o sectisn 272,10 of the 3104, for a0 order
ithe "Whading Up Confirmation Mader™) conlivming i Winding |h»
Regahetion; and

b, promptly Beliowding che prant of the Wirding Up ConBnnanao Order e the
Crivision & Order fas the case tnuy b, cause the Tiguidalns to apply 0 the
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Supreme Coun, pursnant to secdon 279 of the STA, foc 2 westing aeder [rhe
“Vestimgr Oder'), which, ines alis:

1.

canfirms the appointment of the Ligideor fos necessany!;

vesks in the Liguicatos sy to the Propeezy for the purpuse of eelling
the Pmpesre e the Purchaser puessanr o 1l Agreement 2oc
disrcbuting rbe {rocoeds s set out in the inlooese schedule seforzed
to abowe

requires the Trepecy to he wican i sccordance wicth Section 4.2
urul

direcis the Lagil Tode OFfce o caneel the Sirats Plan aod vl the
Progecey in the Liguidaror wilkout zequiving doe bischazpe of any
encuraaances feean b Sizats Lot oc the Coowan Properts o the
extensioe of gry Erancisl encumbeances changnp 4 Soraca Lo over
the balanee of 1he Lawals (it being undersiowl that the Liguidalods
ahligariems pursuant to Secdon 3.1 300wl will apply,

redd promply theecafter catise the Liguidator r set the spplicacion for
Westing Chdee dorwn [ heaziog by the BEOR, and

(B upon receipl by (e Liguidaros of the Vesting Dizder, the Yeongur wil:

3. hold an anmaal or speedsl penerst meedng of the Swara Coaporation for the
prpse of passing 8 cezaledon, by ¥ vole, pursuact to socion 782 of the
HPA, approving the vansfer of rhe Property 1o the Pacchager prussuane L
the lemms and conditices of this Ayreement, unless the Liguideter is of 18
cpicion that the Trapsler Resolution is sufficent and it s nol lepgglly
tegudresl 1 alatain o furdhee %4 vee resolinion bo approre e diposbon of
the Mropeely aod acy other land aocf o pereonal peoperly in accordzace
with geciion 282 of che SPA Toliowiag the gant of die Vesting Ordre, g
confirmed by the Ligniditer e (he Pocchaser in writing; and

b, cavac e i_.'il:]l_lj'da';-;_lr

ez act Gl or adherwize deal with the Yesting Onder in any manner
except in acoundsnee whh Section 31 of this Agreemeni, pruvided
thes, of tne Purchaser detacs i flz oblpadoa o complete the
purchaze of the Froperly pursuant oo this Aptcerent, the Ligoidayer
will oo langrt be Lo by this obligation;

o ciegule the dosing documones set ovk in Seclion 9 of chis
Afoerment, as requiscd;

on the Clostog D, 1o deposic 4 ovnified copy of the Wegling
Crder  md  the  neerest schedule  (ogethes, e “Vesting
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Application™) with the regietear undee rhe Lamd T4 Ao (Beivish
Celurabiz) fior the purpuse of cacelling she Strata Plan ead westing
in the Taypidutoc title to, Meer alia, e Propeny, in scoosdanes with
dection 11 of this Agreemen;

v, wn the Closiag 1ale, 1o aanster the Properdy S the Paccheser in
accegdunice with Secdon 11 of this Agrogoese

v A pmvide such aodfications s wre penired undsr seion 2B00% of
the SPA;

vi, toarrange for vhe blder: of Snancial eeoanbomces o oher on.
peowitted cecumbrances oa gde 1o the Lands oo be pad out from
the e gales proceeds due to i ¥endor hecenndes snd ceer dtle of
such Aoancial mcanlbrauce: o accordacce with Secdon 13 and

Vi ra dimmlate the pecsale prgtoads, after the pay-out and discharpe of
existing  Gnanciat cocwolmiroee:  and zof aher vrpenzes or
permitted dedueatrems, 10 v as direcred by the (o 17 accodanoe
with the nreres) schedole included in rhe Yeshnp Application

1) the Vendor will prowide, and caure the Liquidaser to provide, = the Purchiser tincly,
aopeing acd fulsan updates und infonmadon wilth tespect to the frw egoing process, and,
upon the request of the Purchaser, rue wopies of any anfices, esolutons, AppriedEs,
applivativn, veders, inscramenis or other domments relating to the foregoing s

il che Vendor will o, wnd cavee the Tapiafatar we da, 21 stler acig ol thongs, anel execute
and deliver such documents and insrnitnents, a5 may be Teeiessary 1n eodes to give offact oo
reve dnmegriny.

Wi APTROVAL OF 5ALE

I, at the meeting ve aporove die Requicesd) Resolhitons, the Remsired Resolutions aee apprased
Sy the {lwikrs of 100% of the 5w Lo, then the peosisions of Schecnle 1 [Cerres of 100
Approval of Sale] shalt gpgly.

EEPRESENTATIONS, COVEMNANTS AND WARRANTIES

The Vendor herehy suabes the ropreseamtons and warmoges set out in Secrios 1 of Schedule ©
anached heceto and the cov ey set ont in Socian 2 o0 Scheduie €

‘Lke Purckasir herely makes the represanialions and warrsofies s oul in Section 3 of Schedule
L ertachien] hereto,

KISHE

The Propecey shall be ar the sk of the Veader unil the Teansfer {as defed m Seccon 9, I i
Hled for registacon m U appicable land Title Office, end theecatior wl the Suk of 1he
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Pizchaser, The Vendor, o rhe Tigdaiar oo Tehalf of the Veodor, wi]_F bl ail imewrance
polivies and the proceeds theeeod m arust for the pacties as their respecv g uecest may appear
peoding dee Closiar Thte.

CLOSTNG DOCTMENTS

0 wr before the Closing Daw, ife Vendor wili canze the Adiioisimrors Soliciroms o 1he
Liyuidalos's solicibors e deliver ta the Puncharer's Solidbocs the futlowing jtems, duly execare)
Ly the ¥Wendor and the Ligiidyior, s applicabie, or such ather paries 85 5o out below and in
registeable form wienever spproprate, to be dealt wih in wecerdance with Seetion 13 of this
Agreen

(al a Form A — Frechold Teowler (he "Transfer' comvayinge e Tands oo or 2y duavted by
the Percheser, duly gxecied by the Liquidater;

by 8 Veados's Slatement of Adpusoenss peepsmed in accocdancs with Sertica £3 of this
Syrresment

vc) an assigrneetr of all development Gphes fthe "Assigrooent of Developiaeni Righes"s in
eespect oF she Property ochuding, withuul lmitadon, @ eomits, Scenses, sbos,
speaificadon, applicatians, studies, suneeys, Teports, appeaeals, aod zll other docateny and
fghts in vespect of the Properiy;

idy an assiymarnenl of any sobelsting wartanies or mearanzees in eospect of the Property acad any
work perfosmed in respect thereof (1he "Assipnment of Penseits and Warszaties");

i} a9 assigwinen (e "Assipmment of Serviee Comtpacts™ to the Purcliser of all Sermica
Contetacts that che Purchazer has elested 1o acrjaire;

) & copy of the nemcis by which the Liguidaer has werminated the Service Conbmces
excopting thive by, i1f anw, which e Purchaser bas clected o azsume;

(g xn wssipament of all peemiicead pavmces thar have ons b leominsmed a5 of rhe Clewing
Tule (the "Teoancics Aasigmnem™y;

s cortifiesie, ddased 4s of ke Closing are, tha cerlifies that the Verndor bas complicd warh
all v i35 oblipatons vades s Agreernent in all mareril tespers and thar eack of the
WHTTHREeS and repdescatations of the Yendor ser ol bwerein i tue and sccumife in al
matendst resnects oo the {'.|{xs,i,r_|g Thaie;

(i oue or moze Certficates as o GST Laempr Eee Reaidenial Property: Wendor 15 Mot
Bunlider with cespect to Bae Srean Lais;

] stabacary declaarions Gisk ace usoad 2nd cosmmacy fun redl estate teansriany of the nature
a7 ont in this Apgeement zad snsp he reguired be the Teuidaior or the Pochase:, garh
weriny reasonably, or which aze seascoably mecezsary fo complol the purchase and sale wf
the Property, induding sratilery Jeclications as to eesidemisy, the proviacial Speodation aed
Vacaorcy Ty, zimt the mwnicpal Coopar Homes Tis; and
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(%) such fuaher deeds, awls, things, ceoificates and assueances as may e requisite in ghe
vezaomalie oponien of dhe Puechaser's Solotozs, e Admémistzators Solicisss or vhe
| Bpuiclasor's solicilors for move pecfoctly and shsohaely wasipning, ransfesing, conveyrin
and nssnniag to and vesgag nothe Turchager, dle W the Pooperty free and ciear of
registered and wnsgistered Togal eolufons, cherges, Heas, hderests, ching, jvdgmenes,
charges, cavcare sd mearnbrance: whamoever seve and escepl for the Penrdmred
Facuwmbrances as comlecnsliee berein,

togetber wily, i required by the Lend Title Cffiee in connection with vegisicuaon of che
Wesdng eder, a reference plan {the "Pran') of die sing’e paccel ennpvisiog the Troperty whick
reference plan wili be prepared b @ Wrvish Culuinbis Jand soreeyor ar the request and expense
of the Vendor

n o vefore the Closing Dare, the Purchager w4l cause tbe Porcheser's Soliviion: 1o deliver to
the Admamisirator’s Solicizos o the Liguidator's solicitore the fallowing e, daly execared by
the Pueclaser and = supsrraiile formn whensver appropsiate:

fa} any decuawnt pelermed fo in Section 4.1 wlich suizes sxecation by the Purchaser,

() @ cerficate of an officer ol Ui Pazchaser on the Clogng Late shat @ach of che waramics
and represeatatiems of the Purdhaser ser ouc herein is fooe sod scenzuse oo the Clasing Tyie
cxeea an digefored therein; angd

- such Banhes deeds, acts, Ihings, cecEficeres and asforaess as may be gecwiste i e
remsciwhle apinn: ol Sle Tovchasers Solicitoes, fhe Admidsmoeds Solickars or the
Lagicheror's seliciions for moee perfenly aud albsohately effecting the manems vontemplated
Tiererindder.

A docnments eeferted o Section 0.1 and %2 will be prepared Ly the Porchasee's Solivitoes
to the exwel thal preparsdon is requized, da @ bonn swisfectery to the Pumbuser and the
Vender and their nesprotive soficitoes, cach R, reagonshly, whet appliesiie, in 2 foun
sidlalsle. for registrefion ic dwe appropriae olGoes of public 1econd. The Yeador and ke
Purchaser will cach detiver mo or cunee 1o be deliversd o fhe orher of cuch further doeseents
and assurances 48 may be reasosably sequiced to dve Rill effect to e burent and meaning
Twmegl.

Fuzthwieh vpon coaepletion of tha zade and purchaze of the Progueryy, the Vendos will duiiver,
or cause to be delivered, 16 the Turchuser sll kevs and ke deviees {or she Buiding wwhich ure in
the passession or coutend of the Vendor including, withou! Theiliione, maseer keys mr sl PG
fncared wilkin the Balding, Tor clasioy, shis $ectisn 9.4 does aot apply & ahe heys and like
duvicers heldl by an Cwner who sepsad e in possession of the Cwnce's Strats Lot afies rhe
Clesing Blate in accordance wern Secdon 4.2 of this Azreemenn foz fee dutagon of sach
PUEREESInA.

ASIEWIIERE 15 AND PURLUHASER'S DUE DILIGEMCE
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The Wenwlur will permit che Prechaser unrt the Paochasee's vtedovess, engneers, axes ang
athéisurs o eoter oato the Lands and the Buildings and catry st zuch IAARECon s, Lesls,
sdies, surveys and wvestipimions of the Property as the Purchaser may reasansiiy TeaJATE.
Any such inspectoms tests, sialies, servers and bveestipatioes »ill e carrdad o durisy normal
buziness Rowes, will wor undily incedeee with anp owners, wosots or accuosass of the Lands o
the Buiidings anct wil ol fnjure the Lands or Budlig, The Purchaser agrees to provide na
less than #8 hpurd' nutice of sy inmeatioy 16 oanmy st inspections, wests, sudies, ey and
Ivespadions of de Property unbes soy such imspections, lests, studies, marenys ol
Tavesliggdons require access 0 oy of the Swata Loms, in whick case no less than 7 lnsiness
days' notee will Be provided by the Purchases 1o puormsit the Vendoe 1o omnply with it netiec
recutizernenis (o the Cwners purstant r e Vendoe's brlases fwhich reguiremenss the Vinder
will comply with immedizsely apon receit of such nomce frong the Purchaser). “Lhe ®urclisser
will e mespronsile for and will indernify e Vendss sodf o Y LERETE, TENAnts Gr arnupants
of Ihe Building for ofl dunusges, cusly, expenres coselling from propesy damage o iojury
caused by the Furchasers aclions. This wndeatity will sundve completion of the purchaszs and
sale af the Propesty bereunder ap sy eachier ternbmtion hereof.

The Yendor will emecate, or covge o be execated, ard mlorn to the Puschaser os the
Purchaser's Solciznrs as sovm 05 Js easonably possible all corsencs o lottess of suiuzry which
it may be necessaty for the Vendor o excene merder for the Purchaser 10 concuct sl due
difigence. aogzches o cause Inspectioms or Lesas o be Made With ewspect o the purchase of the
Properiy uy the Purchaser deterndnes 1o e necessany, acnryr crasenabiy.

The Wendor heeeby avthonizes the Parchases 4o maks inguainies o Bae ity of Yancoaver ar aay
other rolevarn sulbrity i1 zespect of the Tropery aod the prosconis dey elpment theoeol, wnd
ter etk ol discussions and acgpatiziives therewith with a9d 1o make applications 1heretn, in
e zene of the Yenda: if required, for any rezoning of the Froperty ov any pegoms required by
the Porchazer i comnection with (ke Purchasee's goposed develosment or reclerelapment af
the Preperry. The Yeedor will fully co uperate witl the Parchaser, ncuding EXCOTINg koY
appkrating, conseat: and ather inslauments and dovurients ressonabiy sequited by the
Purchaser in comnecmont wirbs the foregoing, The Pubssers w3 oot be entitled 19 commir the
Vendor w the paymens nf sty money which 2 oot funded by che Purchaser or the Papment 1l
whicly has o0 been puanewed by the Perchaser Ly cash deposit o leller of coodit, or e
dedicaninn ar lmamsfer wF any part of oc iulersst in the Properry i connection witl, auy such
uppfaliens of relaced approval pmocess,

The Purchaser aiksowisdges and agroes that vides shan the eprrsentitions and wanenGes
made by the Veados inodis Apgeentenr tneioling wathowt liemlabon 58 Schedules bergal, the
Vender tonkes a0 representzfoes or warmanliss wespotinge the Propemy or e rondition,
wekaloyr enviroamenral condition, tkereof, and thar the Tumhaser 3= parchosing e same on
ur "as is, where is" hasis and chal satisfy itself ke (o «ll aspects therent. The Pucchaser hereiny
waives, oo e exter; emmittes] by law, any ceqpitement for die Fender 10 obrain o afwide 6
the Mopeiser » "ste profic” for the Laods unde:s the Besrunmema Adawagasent Ari Brtish
Coothurnabia} or any regntation o sese;) dheren,

CLOSIMNG PROCEDURE
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Oa oz befare the Clogiag Thale, the Pozchazee well pay ro the Purchaser's Sofieitors in bost P
ameang pravided {or in Sectien 220d) of this Agresaren, Jess the ameant o be wlvenced 1o the
Puzchaser under any mosgage Eaascing srrnged by the Pasclasce,

Fosthearith £2liowing recefgt by due Purchasee's Soliciioms of dhe paymend jmmmnr to Secnine
111 ard (e doruments oo ibemns refeazed 30 in Secizoe 91 and receipc by the Adminisiratods
Sediciiors or the Liquidator's selicitors of the ducurnents and items refernad 1o 5o SecBom 0.7,
the Cusinp, Diaze:

(2] the ¥endor will cause (ke Liguidator to fle the Vesung Application and e Fiun in the
Tarud Title: C3lY5ue (us wo all or aoching basis topetiet wilh e Uransfer;

tal cuncuzrentdy with, but suthseguenl o1 seyuence toy, the Bling of the Vesting Applivation wnd
the Plan, the Thrchasir vl vaise the Puechaseds Solicrer 1o Ble the Teanzfer in (he Land
15de Cffice contummly with any seqwiny decunenis spplcable o any towrtgage finsacing
wrangen Ty the Turchater in connection with the purchass of the ¥zopceyy,

Fortivwi; upon the fulleaing being crenphied:

{3y the filings relecred 1o dr Section 11.2; and

(i 1be Furchazer's Solidrars being salisfied s 1w ttle to e ande afees conducting o fde
search of the Caneds disclosing wnly the following:

i ihe caditing fifle muerndier to (he Lagds;
i fhe Perrerred Ernsumbrances;

Ei. pending nombers) assigred ree the Vestng Applicariug, e Plan 2od (he
‘I ransfes;

v peading rumbers assigned tooany cluzges grantsd by e Pichazes and

w. any charges wilh respect w which the Adnenisizears Sclicitors or the
Vguitanees solivitors have extended unidertsiiops reganding the cdischatge
avad relewse of the same 3s conterenladed du Section 13 of s Agreement,

Thes Puzchaser will caose the Porchazer's Solciton o

vt Fortheith upon receipt oy the Furchzacs's Sobriloes of the frocesds of any
mortgage Aranciog aeranged Ly the Purchzser in somccton with dhe sale
anu purchase of e Propezty, Lo deliver oo Bae Adichisimatecs Solicens or
the Liquicalur's sulicivom 4 cecfied tousr cluspar [or the balanee due to the
Liquidarar pursiaat to Section 2.2(d3 of this Agreement;

wi, eelease the Depesit o rhe Adminisiesior's Solicitors e e Limuidseo's
solicitogs; and
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vil release oo the Prercliser sll uccrued interest an e, T,

and tlusenpen the Porchzser's Solicton: will be enfided 1o relense he docoments aod ileme
refesred e din Seciben 97 of dis Agreemen: o the Porchaser and the Adminizizuar's
Segiedons smd e Liguidetoe’s soboitoes will e crtod to release the docanenrs ssid items
refemmral Lo in Suvbeecion 9.2 of this Ageecment Lo e Veador oo the Liquisaar,

If there are any defecss commes bl with che filings refeered 1o abuowe, the parties apree 1o uge
bear aftosts [ correck the same 0 ensuze Bl repiseearon of the Vestng Application, e Plao
arutibe Transder as svon as prssible afaer the Closing Dale,

The Vendor acknowledges thar () the Puzchuser may obtain mectgege finamednp from one o
more leadees jeach, a ' Purchaser's Lender™; 15 complete the poschase of the Tropesty feom
the Vendor unde: this Ageement aud (§) the Purchaser’s Leader iray, 1 115 sole disceeton, be
unwiiling o pomredl the elvase of the lban peoceeds Froen such moctpase Sazacing (the Lo
Proceeds™) 1o the Vendor before (4] che Vesring Application, the Plan and the Transfer is
tuliy cepistezed in the Land Tifle OFfice, 3% she Stam Plan being cancebied and iC) the tite o a
dngle parcel of land congisting of the Lands eing wsised in the | and Tile Office wizth the
Prschases for she eutily o which the Pecchsses diccoed iitle @ the Lands to be coveyed)
Loz digcioved as the cepistered ownce of e Lends on 2 dtle scarch of the Lands ‘the
foreguing zequircracces are collecimely refvced W hesedn as she “Full Registration
Requirements™). Morwithszadiy b proceduce set ourin Secdor: 113, in 15e event chat any
Purchaser's Lender requires the Full Repistredon Requiremtents Lo le completed prine io
preriitrivyge he 1 ogm Pracessls to be advanced to te Yendor, tlien the Pecchaser witl anpr e
ollipated o pay tize ner sale proceeds wlil tbe Full Repiseretien Requizcracnts have been
comgleted, and the procedure ser o in Sectivn 11,3 w1k be interprared aod congtmed to give
cllecs b the F::lr::gqﬁng\ aned, dor Erubes c[:uta_'inr]-'1 Sectian 1 !_3[;{} swill be deemed 1o hie atrenddes]
ra seed i) the Alings referred to o Section 1.2 and the Full Regisvanoe Reguiremenis, BUT
ONEY IF any medpepe proceeds reguired i fvcd the tssosacion, am wdvaoced o die
Pirchazser’s Solicirers or fhe Pundase’s Lender's solicltoes, o wsr, comeumently wits 1he
Westieg Applicetion snd G Pl being fled ia the Tand Tile {3ice, 1o be held i st by e
Purchaser's Salteiioms or the Turhaser's Lender's solicitoes oo undesiskings acceptalie o 1he
Pratchaser®s Faglivitors, the Porchezer's Lendocs soliuiton and the Adminsieatods Holicitars,
sedng reasonabiv, but which undertabinges sballie ey event cequice that such finds will e puid
t the Perchaser's Suhicooss oo dieetly o the Adminisnasod's snlio o apon the evenrs n
Secrioes 110w T30 LERAT (a1 iTT

IL 3 & vonditiun of thiz Aprecment rhas sl of she above requivemets are concooeess
eenuirement and i i= specifically aresi 1hat nodnop wili be coopiuiol e che Clesing Dair
untl everyrhing segrired o he paid, execoed and delivesed ot e Closing Drate bas been s
(el &t sl rdeivered and vati] the Furchavees Solicings have satizSed therschees g3 e
il Piscohaser's tte pursusnd 1o Bads Sectien |1,

TARES

With respect to 357 exigible ia veapeer of the purclimse and sal= of the Peoperny:
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(2] the Verdor Jeclares that che zale of the Propeety s evenpl fom GST ender Seesion 2, Parnl
T b Schedude Voto the Hocie Tase At {f lnacla? [she “BETA™);

b e Voot represents snd warrsnes to the Purchasce tyat;

i the PJ.'UP::H}' btiﬂg sobd Leretcnder 42 l:'|||1J|I,i]:r]v:- noit residecaal connilen”™ within the
caeaning of the weven as defingd for Lthe purpeses of the FTA:

d the veadoe s er g “ladlile, which she meaning of the wnn as defined far the
urpusses of the ETA, of the Propecry os sy adhiilion w the Propermy;

i meither e Weador voe wy (e poraprsing the Vendor bws nncdeckden a
“rabstantial rencvanin® ol the Propery, withio the meaning of that term as defined
for the purpose od the BT0A; and

T, nejlther the Yerdor oor 2oy (wmer conyginsing the Vender bas claired nor will it
daim any inpur tax eredics foc CST paid or payable in respecr of the Veodor's o any
Crerper’s last scquisicion of e Properly or aop part therenl ar jn respeot of any
“improvetnian” Lo the Property, wifhin the wwandige of sthe term as defled Fur e
purposes of the 1A

“The Vendoe hereny represants wnd wirracts that the Eiquidanr will mor, o the Clesing Lale,
be & nen-resdcin of Cimada for dhe purposes of the Mo Tax Ao (Canaca) {the "LTA™. The
Vendor zekngwledges und agrees thar, if the Vendor or smy Orwner In @ aon-1esiden] of Cagads
fu the purposes of the TUA, fhe parties are reguized o comply with he provisions of zectiom
116 of he T4A in regaed i the sabe of the Propeer. I the Yonidor fils o deliver 13 1he
Parchase om ar Defore by Closing Dlate, & ceedificate. or sentilicates Dsssed byt Canada
Rewonnd Agriney ve any succerser theeem (CRA™) pursnant o subsection 116(4% of the ITA in
rizpect of the sale of the Fropergr (SCentifcate{s}), sad the Parchasr dorermines, besed on
advice from s tox aonaddrases, that it s recuired to withhold o purton of e adjused
Paschase Prge in aevoedimes with zection 196 of the ITA, then the Paschazeds Solwinors ace
irreacalaly sorhorieed wod Grected to hold bask #oan the uljusted Purchase e pavaible by
the Turclazer heseunder such amepunl [the “Withbolding Amoune?) as 1nay be requived
womply with the Purchaser's abiyationss uoder section 116 of the FTA and e puy to CRA e
Withholding Ao or such Ieser smount s CRA coguives 1 onder to Dssae che Cleelificilels)
to the Veedor, (o pay e balunce of the Withholdmg Aot if any, to or os disccred Ly che
Vensdor said 1o provide to che Pawchaser & ooy of the Certificareds). Pecnarighianding the
Farepotug, iF the Cerdficate(s) ave anr availeble by the Jater of the dane thar the Wikhelding
Amerunt is requited to be subenitsed w0 CRA purmisct o sectior: 116 of the ITA or such b
datz ax tmag b pennizrel iy TRA, the Puschaser's Solicwrors wre beceby imevocably s huoriesd
wcd direcied to pay the entite "I."':"J'rl:'.hl.'.lliling Acwunl e CRA o aceordasice wih secioo 116 of
the TT4.

CLEARING VENDOR'S TITLE
The Turchaser acknowledges and werees that, iU (he Gl o the Propuetty is subject w any

financial encurabrsce on the Clasing Diae, the Vendor and the Tiguidatos witl not be sequired
to clear fitle ol vuch fascinl encumbrance poor to the soce: of the net seles procceds Tl e
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WVenedor and e Liquidator wil be abligaied w do so within a ressenabic tine fodloodng receips
1l the nec saies procecds and the Furcimser wnill mose ite solicitons to pay Ibe Thepsit and the
balsnce of the adjnsted Puschase MHee due wndes Sectizn 113 to the Adndnistmeer's Solicicnzs
it the Lieidanse's sabcdors in s oo sheiz undeetaking 1o the Purchaser's Soliciats anid, it
required, (ke Purchezer's lende’s soliciioes (which undectaling will be dn a foem satisfuctony o
the Turchager's Solicitors and the Purchaser’s lendeds solicitors! o pay oo and dischacge any
such financizl encambeaas feom tite to the Property vsing the oot selus pruceeds and ohtain
and sepister 3 disckarge tuemool wirhin o reazonable time.

[ any al the Pooperty see encumboeced by vepisteeed mosigmges or other finandsl encombraoces
i frevar of non-foancisl inedorioas, the Adidniureiors Solivioes or Liquidaror's soliving
thall wlrwin s registrable dischacge of such mottgyre Gt uher champe o be held in oo Ty the
Admenistrarars Solidtors ar Liguidirer's soliciors peruding clostag and oo rhe underlaiing of
the Administracee's Solicitaes or Eapuiduton’s solicilors to sabrnée the same for ceptstiation as
0w renbureldy possitle witer cesing oe ohkin 2 vesnng voler L emeure that all Tl
encurnbrunces will be discharped from title m the Tropetyr,

DISCLOSURL
The juerdey acknewiedge aml apree chat

{ay in accordance with the Code of Erhdvs of the Canudizn Real Fstare Asaoetanion, Goodman
Cammetciul e fhe “Apent™; and Mark Goodman Peesonal Heal Bt Corporation &
Cyothiz Jampeer Permonsl Readd Temee Composarion e “Tresignated  Agentz™) haye
disclosed that duey ave represomina (he Yendos in this wansaction;

ik tae Agent gand the Desdnated Apears have oo egecy relatiorebip with the Puzchazer and
1he Putchaser confitms chat it is an Uoreorceented Pacty i accunlsnce wich the Real Fate
ESepnces Act of Brosh Coluinbia;

{c; the .-";P__ch, e nerdet boe wconcnomadale the transscoon descobed i this _."'i.:.__gl-_-r_rj:-.|;r|_r1 was and ig

ennried &0 puss oy rolevant information 3t receives farn sither pare of from any orher
sz Lo either of the pamies as the Agenn sees fir, without being in contiict ol iy dines o
vither perys snd

el ks Verdiur shall pay the commisston and camperssdoe s any applicadle raes die: oo
1513 )’!.E‘t‘m puTsaHOL b the wansac oo Geeoritaed] e s A resmesr

FEES AND EXPENSRS

Favepl 2z prondded ia Sector 33.2, the Vondog will L pesgpuensble for ali coss and ERPLISES
eelating to the approval by the Crwmirs of tw lmanster of the propesy o the Poschaser
iincluding, witheur lumitatce, eouret, costs snd legal fees iF applicable?, dlw sppoieoment of the
Liguidator, she csnucllamome of the S Plan, the winding up of e Sttt Corpocation and the
cleamiog, of dide 16 e Properor of any of the Oemess” Gpancsl eooombrances and any wtber
encumbrances thet are not Pecositred Facombeaaes, amdd alt doooments relating o or renuined
in connection with the feragming dnchaiing the Winding-Up Coafienapien Onles and che
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Dhivigion 3 Order {as applicelied, aoy appeals thereaf, amd the Vesting Applicacon) will be
prepared, chiained and regislered br and ze the expense of he Veodor

The. Punchore: wil be zespoasible for all of iy cos and expeaces nefulings Lo the purchase aud
wile of the Peoperty. Tiserpt as s onl sluve, all documents necssary W complete the pivckyse
of the Propety %l be prepared sl meistered by and at e expense of the Pazelwsor. Tn
pardaudar, the Pioghasus will pay the expense of cegistering e Trenefer, indudiag ang jroperty
iransfer tax pavahie in conoeclion thecewdch

MNalwilbsisnding wey ther e of dis Agreceneos, wilkin 3 business days adler the satizfaction
of the Third bMuaal Condition, the Tumhaser and the Youdur will provids joine wrilen
mstrucdons to the Puchaseds Solicitorz 1o relesse up s maxdmem of §3000040 of the
Deposic (the “Ruteesed Pepusit Funda™ o e Vendor Lo pay townds the Vegdos's
cotapletine rosts, el lepal and Eiguidators fues,

BINDHMG AGEEEMIENT

Epon acceprasee [y Lot e Porchaser and the Yendor, thie offer shall eanstine g kinding
agredanent for the porchase and sale of the Pooperly on e e and coudidons contained
herein. This Agreemear will coure 10 e benefit of and be binding upon the Vendor and 5
Pusrhaser and therr cojmesmaipee administrators, successors preomiteed assigas.

CONEFYRMTEIALITY

Except as coutewpbned by Sesdion: 21 ead 2i7) of Schedole © e as ocherwtse rmay e

neccssary b discloss 10 the BUSC to satsfy the Muamal Conalidons, pooz to the €osing Date,

neither prety will, nathous the pooe wirmen consent of the sther pasiy:

) rreke uny public announccma:t o siztement wizh respect o ar

a0 utheraize discloee to e pWwon ollier than the pass poendal leodess and/or
legal, tax faccanmning v,

the finansl serms contzined in this Agneeroo unless required o cotopelled to do so by b,
For cladry, this provision docs mot prevent ths Vendoe &oim drsledng o e Chroers e
financizl rerens of this dgeeement, o an Cwner fren diselosing oo deeic lenders {exdsting or
poresdial) andior lepalftaxfaccoumting sivisors in which cese an {waer ausss advize sack
leaider or adhisor of the cenfdential waties of Jie finaacial tees.

ASSLGNMENT

The pertes hereto ecpressiy agree han 1he ogphis and intecescs of e Taochsser under thes
Agreement zhall noc be assigned without the Vendoers coascat, which oy b withleld in ibe
dizcreticn af the Ve, NI._I:".L":':;IHH_[]:J_iﬂE e fm'cg-:}:ing\ thie Turchaser rmay, agtheant ke
consear of e Visder, assipn Bhis Agreecacne @ sthlate (a5 defioed Worhe Brewaer
Corueziionr A Pandy Celombials of e Purchases oz 5 limited paresslip of which the
Puzchaser oc an affilare of the Puechaser iz 4 imied pantner, 4 geaceal punmer o a sharehelder
of the geoces) parince, sy cme, o its sole and abanlose Jscredon, provided thet pelive of



13

.

149

such assignioent & provided o the Vendar wirbia & rewsonslle pedod of fime pricT Lo
spptivalivn 1o spprove the Vestap Crder g0 tlal suct sssipmment may be ineorpotaied (hecein,
Lipoe any assignmoent of e rights and dnterset of the Parchaser wnder this Agreemene ) the
Purchazer wili ot be mleased from sad =l remain liabie lor 2l Lerms, covenants, eoadiduns,
Tepreren LA buns, Warrankes, provisions aed abligiions (ncoding seleaser and fzlegriiest of
the Purchaser heveunde: and {10} oy uasiymes ol Jie Purcheses's interesl hereunder will have dae
Denefit of all covenants, sopeesoulsiurs, warmantes and oblisations Gicluding seleases and
frifernnetes) of the Yendor Demmder, in ench oyse withoet 2ar forthes sl or wpreemesr being
zequired on the part of the pariies. The Purchaser may disect the Veodor 1o convey Bte fo the
Lands to an affiiate of the urchuges, whick will bold Bde to the 3ands s oomioee, apent angd
bare truslce Sor smd on bebalD of the Parchases. T the e et the Pocchasce asizey this
Agreemeni as permilted under this Secdon 15, the Purchaser wil fortlosish prowide potice ic
wrling, to the Adsuaiseatnr and, if aopoinied, the Liguidatoe The Yendor iy endtled o any
profit resulting fram an azsigenen, of his fgreement by the Funchser o sar subwenuens
aggimiee in respect of which the ¥eador's comser is pecguied.

NO WAIVER

o fallure ar delay on she porl o sither pare in exverdising sy right, pooer o1 povilese onder
this Agzeetianl will upemie #s 3 walver chercol, sen will iy single or partial cxereise of any
right, poeeer o prviege peeclade any other or furlber exerdes therenf oc the cacectse of aop
uther dght, power ar prtcpr. Execpt &5 may be fimited heredn, either parly ey, in it sole
discrefn, eeerige sy and all drhle, powers, remedies and recoumses svallalie ta it arader this
Aperarneel Hrany Ofber rernedy availaile @z and sol Aghts, powess, remedies and recourses
may be exepcizad coraueently o mdwidunlly without the necessie of oiaking anv electinn

TENDER

Any pender of derumeary or moaey prgsand o b Apgmeement ey be made iqaon the pacty
Leing sendered o upen such party's soliciier or nolay public, and mancy il e tendered anly
b selicitor’s cermified mras cheie excepe that soy payment o sccount of the Depaosit fuay e
tenschuzend by sarcentifed cheguee,

MNOTICE

Any molce, cersficaw, consent, cetcrmination Oz oher comemuaication soquired o permitted
By e pmvers or made under Shie Agreemean Sronn vither puety 1o che ather wilt Te in woting and
detivered, senr by electeonic means or sl Ly pustags prepaid mait and addeosal 1o Bie parics
at folbows:

4] tothe Purchazer:

Tiust lersssih Eldings Inc,

vio Madaisly & Company Business §awvers LLD
305 — BUFT 108 Steegy,

Langley, BT W3¥ NE2

Ariention: Pal Madaisky

Etral; PulEipanlewco.corn



a2

151

b w2 the Veador

The Cveners, Steata Plan VEASG
e Ciareth Crmnfimey, Adminiseaner
230 - 2530 Shaughaessy Smwect,
Port Ceguitlam, B %30 K3
Ermuil: prambremiiishaw.ca

with o cogry oo

Lesperance Meodes Paayers
350 — 2 Hoawe Soeer,
Yancouver, BC VoK I 1
Buenrioag: P 5 Mendes
Eanail POM@mbran ca

aad a copy bo:

Gk Currnercsl foc.

560 -- 2808 Granvile Steesr,
Wancowmrer, BC YEH 3V3

Edmﬂ. CiIA? k@gf]l]ljl!'l“,nffp{:‘rtf_ﬂm

o al sich alber address 25 either party may specily in woting to che sthee, The lime of pivies
aud meverving any such retice will be deeed w be oo the day of debivery ur teanscaittad if
deliveved or senc by facsimile or other electeonic means, oc on the thind business dey afear 1he
d:.'.‘_,-' of I't‘sﬂ.i]h'lg sherenf 1 wml F_1}' tosil, In the ovenr of any dlu’upLﬁun of mail services, all pulices
] bes idelivered or sent by fcsimnle o1 oiher edecimonic meses rather tan maiisk,

EXECUTHEN IN COUNTERPART AND BY ELCCTRONIC MEANS

This Agzectnens mmay be eseculed in any number of connMrpsrts, cach of which when deivered
ghall be deeried o be an orging and all of which fugelber shall eonschane: goe al the same
durument. Enis Ageecinmt can be sxecuted by e pareies o tynsmitted by G, eroail o
other clecomnie means, aud i s executed and manssined, s Agreenent wilt e for al
puepeses af elfeciiva ay i e purbes had detiveeced wr cxeciied obpina Agzecoau.

GEMNERAL

This Agreerient {including the Schedvles artached herero) constizes the entive ymenens
becmeen the parsivs in respect of e Property, and Ir 3 aodersiood and agreed that there sze oo
FCPPCSELALOES, WaTanties, poaantess of profiss wlecing the Propety o b Apreemenr
eerept for thoser congained hereis,

T pddivioel clinees 30y} set outia the Schedules attached hereto and alf counterparts sa

exeniled (including shese eeruted and delrvered by fax, email o other clecimonic meens!, takes
topether, will be deasned o coesiule e agrzement
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234

285

R

237

2310

161

The dwiion and heacogs of this Apreement are far telerence unly snd are oot oo ulTee
CONFCHAMGTINN 0T SR A0

Tris Agremmet mep be aliered ar anwnded only by wn sgreemenr i writiog signed by che
Puzchaser and the Vendae {ns, in the vase of the Vender, bF the Lequdatos wp behalf of the
Wendeal.

Whcpcver the siynelar o the masowine is used heveio, fhe satoe shall be constnied as It
the plues] or femimine or the body polite o comomie where the coreest oe the pursies hereto
5o Lequire, and swhe o parry i2 mowe dhan one prison, alf covenaras, shall e deewed to be joint
and several.

Fuch ol {he [JME'.-'CS hersto vl at 2l cusmes and S tioe 1o e acd upoa reasodabda Treparst
do, ewecate and deliver 2l funber sssnmnees, acts ané docomenrs, far she prutpuse of evidendng
and grving fall force and cttect 1w the cuvenants, epreernencs and peraisanos in this Apreement

8 the dure fur the performance of any act ar thing falls on o day which is oot a business day,
then the date for the peeformance of much act or g wall e extended to the nexr Duosises:
day, For the pupnses of rhis Agrocencer, 4 “Tusiness: duay™ means 1 day offes [heo @ Setunday,
Sunday, statusmasy boliday in Brinish Colombia, Easter Monday or g 12ay.

Time shal be of e esrence of this Agrecient.

This Agreernent shell be poverned by and constred in scvordeace with the laws of e
Poavinee of Bash Celunhia.

Al duiur amounts teferved torin this Agecerran sre in Cansciaa dollags,

T 6 TTHESS WHEREOFE the partes have sxecated 1his Agrestnent,

Fixeoutid b the Vendor as of the B day of November, 2,

THE OWNERS, STRATA PLA™ YE4%6

Per %‘r‘f}é{ £

ok by, Sdmifiseator

Fxeruted by the Purchasee 25 of the Auy of Iovember, 20530,

BUTTRERSCOTCH HOTDINGS 114

Per

Authorized Siamaincy
MR _

T

-t

e



233 The divisien snd hesdinge of this Agresment are $nd refetomer only ang sme no: o affecr
CORSLCLNG Ot e metarion.

2n4  This Aprecmgut may he siéred or amended only by an agreement in wriling siged by e
Torchuser and the Verdor [or, in the czse of the Vendor, by (e Liquidalor va behalf of the
Wenadr),

TS Whezewer ke singnifur or she mascdline is used heresn, the same shall be cosstnaed 25 meaning
the plural er feminine or the body policie or coeporare whets the context or the panies lictoig
30 reguite, aned where o patly B o than one pesson, 2l coverants shall he decncd o be itine
and s=verai,

130 Fardy of fbe perides bereto will at al] imes and from dioe oo nime sud upers reasonable requesr
da, execme and deliver al! furthier sssurances, sets and documenes far the purpose of evidencing
and giving full Eseee agrd effec 10 1he covenants, spreements and pmwisons in this Apreement

237 If the date for che perfornance of any act ur thicg falls on 2 day which bs neos bosiness day,
then the duee for the peciomance of such act o ching will be extmced o the nex business
day. Far the purposes of this Apicomund, 5 "husdaess dsy™ means 2 day aber e s Saiurday,
Sunlay, stenurory holidsy ia British Colomhbis, Easter Mocadsy o Boaing Dy,

23R Time shall B of the essence of this Agreemsnc

230 This MAgrecmen: shall be governed by andd consmrumd v accordsner with the laws of the
Frovines of Braish Columbia

2319 Al dollar amoonss referred oo in this Agreenent ane in Cunedian dolizrs,

IIw WTTMESS WHEREDE the partivs have execuned this Agrecon.

______________ dzy of Meowermiict, 2020,

Exeemied by the Vondor as of the

THE OWNLHS, STRATA PLA™N VRARG

Per:

EE::JIH'.I. Cambrey, Administeamns

BUTTERSCHT BLpfNGS TN,

e L

Authonzed & CALOTY
M fﬂu’ﬁ‘ﬂv"l’— g g

Te ., ez

LA 21

/¢
S
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SCHETILE A

PERMITTELD ENCUMBRAMCES

The Trepecty iz sabject oo the fnllowing Pemnitied Brcumbrances:
Lol Novafions
Mane,

Chearges, Liews ama' Tnfireati

L The sabalaring exeoprians on resTyatons o othe: dghts contained or aseoved e the Coown
the cwriprzast gem o the Sruevn,
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SCHEDIULE B
CONDITIONS PRECEDENT

VENDOR'S CONDETLONN

The: jarnes wikoewledpe and agree that flie "Firs Vendor's Condition” {35 such o &
disfesed in ke DOE, was confirmned satishied by the Ventdor on Octaber 19, 2020,

PURCHASER S CONDITIGNE

The prarties ackneraledpr and sgree tha the “First Marchasee's Condivon™ fs sedh eeem is
defined ia the | £3F) wos coplinned waived by the Facchaser on Ociobes 9, 2020,

MUTUAL COMNDITIONS

‘The obligatians of the Yeador gad the Purchaser to complele the ssle aad puschese of (he
Propetiy oo the Clusing Disee is sebjeer ro aod condiGonad upan the followmg condiions
précedeny (each, 8 "Mutval Conditioa” wnd vellerively, the "Mutnal Cundivions™) being
slished natus che applicable tines wrecilied belows

fai} net laler than 500 pom. (Vaneoueer lime) wn the Firsr Morial Consdilios: Wiiver Prate:

iy

i the Checers passmg che Requied Resclutions o1 1De Geoersl Meefing, i
Yendog ulaaiping the Winding Up Coaflemation Order and-

A the appesl pedod to the CeonT ol Apped of Botsh Colanids (the
"BCCA") for the Widing Up Coofirmation Creder baving expived
withoar aor apen] beingr Ded; v

E. aa appeal to the BOCA ol 1he Winding Up Confiranon Coder kavwing
been filed, the sppesl having been dismizsed re wwithdevan; o

i the Admisizorair nbizing the Tivisien 3 Order and:

A The appeal pedod o the BOCA foe she | Hvizen 3 Order having cxpined
without any appest boing filed; ar

15 wre wppeal to the BOCA of dw Yvasion 3 Order baving been #ilod, (ke
appral having been dismissed or vilkdramm,

(the "Fiose Muenwl Condigon");

i o Jater han 500 pum. Vancouer 1) o 1he Seoond Musmal Condifion Bodver Dhate,
the Liguidaror editainiog the Vesling Codes and:
] the appeal period 1o e BOCA for the Vesring Ordes baving expized witioo
any speal Ledmy filed; or

i) anappead deotbe BUCA of the Vesting (rder having been Gied, the appeal
Bavarye been dismizsed or withdeesen,



15%

fuedbectively the "Second Munra! Conditica").

a vireless the Lipidalor i= of the opiaion that it & uol leglly requited to shtaio a lerler
W ¥ome reselubon to approve the disproslion of The Propedy and say othee Lsel s/ or
personal peoperny uadcr seclion 82 of the SPA (3 "Section 262 Resolstion'™
follomeing the gromt of e Vesting Order, us confinned by the Liguidaor s the Veador
and Pucchaser ;i woning, the approval of @ Section 287 Resohion by the Cromoes
reeiectively the "Thied Mmual Candidan") be not jater tan 300 pan oa Thind
Muzi Coadibor Trane.

Tt Muruai Comaditions are foc the soie beoefit of i he Venedor mod the Fucchaser and, as sacl, muse be
satshied al oy dme op o and incheding de dme saedlied sbove, and mar nor be undlarally waived oo
declamed salisfied by the Vendor o che Porchuger 30 any Muneal Condition is not sagefied by she
applcable time specified abowe, this Agreerment will B ol and woid. 1o soch eveat che Purclusr's
Solrtoss are heeeby mrovcesbly directed by the Veador and the Purchaser o Farthwich sepay dhe
Dheposic aond acetaed sratemese, in G, we the Purcheser witheut desdosBon, and thereafrer vaithuer party
wiil hgve oy further ublipgagons 1o the ather heramnder, exceps for the oblipition of e Prerchaser to
snsintuin the confidensgality of all dscloged chapuments and insiuments delivessd 1o i aad to oton alt
copies of such dommments ang ingirunents,

The Veadar wilt act diligesnly and make all reasonable offorts to cause the Mumsl Candilions 1 be
satistie] fruding, without imicadon, peoviding any required notices o the Cwoers und holdiog ot
rerquites] meetings of the Cwners under the $TAY, Morssthetanding sashiag else conmined heecin:
el the Tirst hiutual Condiden wll be deemed 10 e sadefied for all purposes bersundes 1)
el the Required Kesolotaos are each spproved af she {oners! Meetng by the
cequired wating threshodts zet oor in Scchenm SABYD, G2 Vendoe olawing the
Winding Up Conoonadon ¢ hder and:

A the sppeal pesd moahe BOCA for the Woodbnge Up Confionation
Crger has expired without any appeal heing [ed; or

B. an appedl w0 she BUCA of the Winding-1in Conlinmation Oeder fizvisg
beon ficd, e gppeal has been dsmuseid ur adlbrdawn; or

fit} e Adminstraroe nbrains the Divddan 3 Crder asigl:

A the apaend femiod W the BOCA for dhe 1ivision 3 Order has vpized
withoul #ny appeal being Oled; nr

5. w sppesl Lo the BOCA of the 12%vikon 3 Crder having heen $led, the
appeal has bren disnied ar withdrawy

i 1he; Becand Muuad Condition will he deened Lu be satisfied foz 23 perposes herevnder
i the Veesng Order 1z peanoed b il BORS g
':1; the E-PP':'ﬂl Ptl'iDd tor the 150 A {or she -'i.-'-ts‘.:i.f.l.g Clrder ks 1,'.,'inch aathont any

apapacal bingg Sledd; o

i an upoenl 10 ke BUCA of the Vesting {nder buving, beea filed, the appe] bz
e dismissed oo wathdzasm; angd



i the Third Mutaal Condition wil be deaned e e satsfed for 2@ papases hapeander, iE

4] the Owners approve o Sectioe 282 Rescluton follewing the granl of dhe
esbng Cleder; or

(i the Liguidator comfrmres w the Dazchaser in wodting e g feethes Secbon 282
Resolulizn Gdlowing the grant of the Yesting Oeder : nat pegained,

I consideration of Canadian S1000 fail Ty tbe Vendos e the Parchasee, and &y she Porchaser
Lo the Vendoe, and other poad and valuable consideration, the zeceipt aod suflicieny of which
iz kereby ackowrededged by the Verddor and Porchuser, the Purchazer and rhe Vendor agree not
to teeoke their scceprance of this Agreemens, cecept as trny be peanited snder anv ofer
provisicr nchuded i this Scheduls B, while soch affer 15 aolject s the boma! Condinins.
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SCIIEDULE ©

COVEMNANTS, REPRESENTATIONS AWND WARLRANTIES

VENDOR'S REFRESIWNTAFIONS AND WARRANTIES

The Wendar herehy fepresests and warraws o the Pecchaser a5 represenlalions snd warranties tha sre

Ciae ar

the dae hereal amcl will e oe o the @ of wenmiledionn 2o that are 10 continue and o

survive the purchiase of the Propesty by the Pucchaser nygmrdisss of any indepeadenr investipn ions dhar
Ui Purchsaser may ceivee to be made and regmrdless of the satisfacdon ov wsiver of sy condidoos
prevecent, that, sabject to che fiitahioms, o sy, expresied hecein:

Fmt
1)

]

o
2

i}

-

[

if!

sukject o compdanis Ly tbe ¥eador with Divielon 2 and/or Division 3 of Part 16 of e 574,
the Admintsrrator bas the scthorts and capacity fo corer inlo this Aprecooenr oo behali of 1he
Wender and carry ous aud Leanglels the transacaons coatetupinled by ekis Apresment;

o1 the {rsing 1w

L the trensactons conternpliied by (kis Apreement heve beea or will Le duly and validy
authauized by all segisive comuomee proceedings of the Vepdor, the Liguidatos and 1he
Crarnets; araf

i, by Apreement constitates, and alf oot docuanents snd ageecments o be delivered by
the ¥ercor uacer tis Agresment will cunsttute, legal velid and baoding olligedons of
the Vendor enigresable sgmingt the Vendor in accatdercr wilh sheir rerms, stibsjecr ealy
I cepaitalile reaneslies being svaiiable ooly st the discredion of the couns,

3 oulapect Lo the terme of the Vestng (Irder sod Sectien 15 of tais Agreesnen, spon the filing of

the Vestng Appricatian in the Lyl TiEe Cffice, the Liquidstor will be the roke tegsl ad
bencdicsal camer of the Propecty, mibjece o the prowisions of the Vesting Aoplication, e uod
tlear ol egistened and eneegistersd begal nenaliony, changes, Eens, inverens, clabog, ivdpmments,
churges, caveats sod encwnbrances whasoever save and cxcept the Pennived Eomambreoces
[ruljece to the peondsions of this Apmeemnent redated to cleasing Uil of the Chwoers’ finaneia
encumboances], sod o e Closhir Tote the Liquidaroe will luve, te full gyt and satley
sedl the Pmpenty and Lo ransfes snd assign valid it 1w the Property o che Parehiger;

to ie est of che Vendod's kr:l_‘.wlt:dgt:, shere i oo action or procestding by way of
expeopdation, condemmzzion, judgment, ceeoition o orheriise, prrmling oo thecotened, B
wehieh tile e e Truperty or sny pant theeenf may b slieeiel;

to che hest of the Vendoe's knawledge, there is no claim, litigation ar procesding, peoding or
theeateced, by oo hefore any eonser, povermsnens pency, conmmiasion, eparment, board, atheer
o arhiee suthoring having furisdiction that pereing in ang meeree to the Property o dhe rpghi of
thee Pazebwser 19 cowrs e Property of 1o receive benetis theos frosmg

al doramneats and dnsrruiments regeired w be delmeered ar taade available o dhe Porchaser
heresacutee vl L cormpbele and wocaeate in 2l maneeial mepecls ag of the dare of sech delivery
T cornniumcy isa to che Furchager; znd



(E:.

wach of the Serace Conmracts i in good stwnding sed assignable e Patchaser, there being
ae defaelr thererader Ly e Veador zod the other contracring rarlies thezelo, and cantains rke
enlire sureement betwesn the pzeces identifiert dureda.

The Vendor acknowledges that the Poechayer 2 relving on the foregoing ropresentaiivans, warmanges,
covensnls and agreerneants b cannectioe with the purchave by the Puvchase of the Property,

r8

VENDOR'S COVENANTS

Thr: Yerdor covenands and aprees with the Parchaser a3 frllows:

)

*

et

trom and alier she dae of this Aymeement, the Vendor will cause the Froperty o be ke,
sepaired, and raisgmened 1o sabstentally the sance condsrinn wd ssace of zepaic a6 of the dae of
ihis Agrermenc and to be insneed at the Vondor's cost and eipense sa that o e Cleweing Dratr,
whe Purchaser will acquire the Propcely i snlesaogally (e same coccilion s skie of sepair as
of the dare of this Agracoon, soljed o reasenzble wear nd wer and save a5 otherwise
prerdded for herem,

tha Wimdir Beeeby vuthorves the Purchaser, a1 the Mozetager’s own cost and expense, 1o encer
o discuzsions wnd nepocations with de Gy of Vaocoover {the "Ditg"] ur eoy other
governmenral authndty snd o make spplicaguns, in the oze ol e Veodoe i cequiced, Eog
eczenting of the Lunds ur sny peomits ar approvals required by the Purchaser in eonperton
weitk iy pooposed developmene of the fands. The Vendor will co-opeeate with (e Tazchaser
in connertion with zof resemshle reguest mede by the Paschaser i respect of aap proposcd
rezoming or devetepment of the Linde, including, sxecuting, span regiest by the Purchaser, wy
applicacons, licenses, pewnilz, conseats, plans ar other doeamenstion tequived by the Thy o
any atler prvimanental selbodty in coanecnon theeewith, provided that dre Paechazer il nat,
without the Wendor's consenr, pake any cotrtrdimens which witl resalr in Fuy labiliy, oz be
vliwraise premudicial, #o fhe Vendre iF the smansaction contemplared beseiu doss aot complele.
WVendor agrecs ngl o uppose w; otherwdse sezk oo hindue or elsy, or permit any Cppusiion,
hindsance or defay cuncerming anr such dizcussious, pegoiizcons or applusicous, uroway
mpimeee s wrsing thenefrony;

the Weador will perit dee Purchaser, sublect to the Purchaser complyving with: a)l applicable
Brefawes, 1 emeed signs on e Tands {ncluding, witlune Tredsulon, signs refating 10 iy retoning
o perdal ipplicabues oo sy developaens peoposed o be constucted thercon) before the
CLescinng Trane;

the Wendor will delivee or earsed to be delireced, to the Puichaser, within tea (203 business
day G Ther dlate of execution of this Agregraent, v lise of alt of the Service Conioacts sogether
with copies of ell weten Sevier Cureracts and cedevant particalars ol o] onariten Sevice
Cuatmct:,

the. Wendar will use comemercially tcascialile cifoets to determine and advise. the Pucchaser
which Simita Lo are subject to fenancs agreements, und te obiain copies o the applicalile
tenancy agreements and peovide tbe sanie b the Purchaser, i cach case befure the Porchaser's
Crendiann Waiver | Jaie-
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() the Veador wall, froen the dare of execution of this Agrecmenr until the Clusing Date, conduc:
ot caost e e corbucied ol buzsiness norespect of the Property fullowing, pmdent husineas
frraciices. given the aunsre of the Peoperty, and witlwa linvticy the peacrality of the Earegedng

L subject s Section ZiG(0) of rhis Schedole C, provide the Poechaser witk partientars of
g Hervice Coracls eplerml inte or medified aftee delivery of e mabedals eeferved 1o
iu Berzion 2 of this Schedule ©; and

L forenser Ii-'l'.lt{}, ol _:'-'tl:ﬂ'li.l: 1o b e i-‘J{L:', A0 UCTLAcT 01 A2 Ceciinl Or iy
mankrecana wlatsoever b1 et of the Tropecty witeocr che peior wotlen sonsent of
the Purehasaz, such conges 10l L be umregzonaliy witlthedd or delayual.

1 thes Mopndor will, cancel and Llecminate, Gr caase to be cangelied and temrdneted, gl conmracrs,
indudicg the Servce Conteacts, which relie o the Mropersy excepsog enly dite: contoads that
the Furchaser elocts i wiistsg belore e expiry of the Secand Mestiw] Conaliton Waiver Date
%r haves sssigmeed 12 1L, such tenination and canceBation, ws appiicable, o be effeorive as of e
day itnrnediasely preceding dhe Closing s

¢hi the Vendos wall execate, mr camse b b epecuted, and remsn w the Pieechaser or the Taechases's
Soliciboss as soon as w reasanally possble, sl conseats oe lerers af authariby which e may b
necessary o the Veudor 1o kxevule o order far the [oschasee 16 comdury such due diligence
sepzohies vonceming the Yendor and the penpeety a3 i1 delvomines to be pecesszny, in s sole
disereliow, in connecgun with the transaarions vonetaiated herein

3 PURCITASER'S REPRESEMTATTONS AND WARRANTIES

The Purchaser heschy repmesents ausl warsunts to the Vendor a3 copraventations and wansntics chas,
unless otheraise spudiied, are tue Al the date hecenf and oill e 1one ot the lime of compleaion, und
that aze: T eantinae and to surdve the purchase of the Propurty by the Pucchaser repazdless of anp
imideperubenl iovestipacions that the Vendor msy canse 1o Be made, car, sebjeet oo the lindations, iF
any, expresesd hegoin:

(5] Lie Toechaser kas the corporate authomiy ard capscity to enter into this Apecnenc sod to
cany ot and complene The rrassactng vontemplated by this dgrecoens;

(0] em she Clasing T, the mmosactons contemplared by thiy Agreerneat have been ne witl be
dudy and walidly suthodeed by all cequishe cofumte proceedings of the Porchaser, this
Agramanl consiitules, and al other céocomans sod sgreements o be delivered Ty he
Purchaser uncer ids Agreensend will consiuee, legal, valid and binding olligations of e
Paschaser enforcesble spainar the Purchuser in sccardance with thar tenus, subject onlp
eqiirehibe redndive Dedsg svalalle only at e disceeinn of the courls; and

(c] there is no acien o procecding pending or e the Purchaser's knowrledpe threatened apainge the
Purchazer bacipre any eourl, szbies, arhiraton panel, sdmécisizuzee 1Shunal or apency whicd, i
deciied wiheerzedy te the Parchaser, ought masevally aflecy e Paschaser's 2hility 10 perfioom it
ulligatons bereunder,
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Tl Purchaser acknowledpes that the Vendor i redring on the fovegoing representarions snd vwarmndes
in conmectan wily the parchase by the Poechaser of the Property. The ¥ endur sciaewledges thar eoe
Purchaser I8 reiving an The Foreoing represensations and warrzetes i oonnaction with the pureise by
the Brechager of the Pouperty,
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SCHEDLILED

TERME UF 1% APTREOYAL OF SA1LE

TThe prarides achnowledis snd spree that the poecedueres assacianed with the Mot Comdiions
aze mecessary to effect a sale of dand within 2 s plan where 80% ar siene, S Tess than
1000, of the oarners of strata loms aish 1o 1I}1[_1|:_‘I=-Itl,' a ]_'iqu_‘i.datm.’ oo wednd 11r e Vendor as 2
strara corporation ander e %74 snd sell the Tande within che Seagg TPlan,

1Tt the meeting S sppouve the Requited Resohaivms, the Required Resofutions sre approved
bat b Charpems of 100%,0 of the Steata Lota, then gt the optior of the Administeator on behalf of
the Werdor exerdsable By wonen notce (e "Option Txceeire Notice'™ deliveced by the
Adrmamstraco to che Purchaze: withio {ive 13 days after sech et 1he Administratos vy
delreer 7o the. Punchisee, se individual conzzer 6f purdese and sals for eech Strata Eor gipmed
b b apqilicalsle Coerser (each, an "Individial Strara Lot Comioact") which 94l he anou o
o vantraer, prepared by che Purchaser's Sefiviiors, wich reasonable amendiieans we mep be
Agreed o by an Crener and e Horchaser, Bach [ndividus! Strata Lot Conreael adil;

i) provide the name af the applealle Owner;
i preowich the adiivess and depal descipdon of the applicsiie Straks Tot;

) not inciube any condicons precedent for the benefiz of the Vendue or the Pucchaser, if
such comditions have ned heen wassved or satisbod h!l" Iher Purchiaser. and che d-.“lﬁ.ing
comditen relemed o in parapeaph () below;

Wi peovide the propovtionsce shyre of the Purchase Trice payalile ro che Oweer of rhe
Fuata Lot in sccordmce witk the Winding Up Resoluricon, sllacsed 2z the poechase
rrice fog such Bra Lol wod the seme peopoeionse share of the Deposit aflacared ss a
legewil, umnler sacty Tndividual Strara 1.of Crnsrerg,

et pruvide zhat the complenon date will e as set out ia Socion 5 of ks Schedule §3,
pravidedd thaz it woll Le o condidon of dostng far the Lerefit of the TFurchaser g 510 6
Drvivjedun] Sizuia Loe Conerects coess camnlele on the same dare aod the Junchaser will
have the aghe, in i sele disoredon, w0 exend the completion date to ensuze that al
complegons occer on he ssewe dace ur, whete clthier of Sections 380 o ab) of 15
Schedule B2 appfies, i termigate all of the Individie] Seara Lot Conrzacs, 1o which
case the Wiradihng Up Process will be resoroed i sccordance with Section - of this
Schigbule 1;

£ provide that ne (hmer well encer into any felancy agretnent o respect nf sudy
Chmes's Simata Lot il is oot 2 masth-1o-monrh tamocy or that peovedes for g tenm
voding later thar the Cioming D,

E rowids il it 2l leomdnate and Be of v Dariker force or effect in accordanes with
Gectien ¢ of this Schedals 13
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Uipriz receip) of Individos] Steata Loz Corereers {or alf 6 Steaza Lons comnplered in accordanes:
with the forepoing and sipeed be cach Crhener, the Purchaser wiil promnpdly sign and setoary e
sarae iw the Veador and ie windirr up process descbed i Sefan 5 of this Ageecinen, fthe
"Winding Up Procesa”] witl {uxcept sz otheradse hevein pravided) e suepended oe wifl not be
wsed i complete the sate and purchaze of the Prapesty excey thae the Vendor will make the
epplication for (ke Winding Up Confirmardon Onder witkin the tme chetein fioviled in this
Agroaisenl, Lol wall not wtherwise possoe such applicudon ualess fhe Winding Up Process
tozumgs v hereimatter provaded.

rMoteathagandag Secting 2 wnd 3 of this Schedul: 13, 3

() Trubvidlus? Strata Lot Contraces far all & Sleits Lots uce net eieecned snd delivesed m ihe
Farchwser within twenty-Eve £25% deys sfier the dare on wiech Jie Asfrintsrrator delvers
the Optiom Foercise Metice W the Turchaser (e “Hiae Lot Contract Hxecwtion
Deadlime™), ot

(B any (hanier svises Ghe Adminisirzaar or she Purelisser Giar he oe she will nol compiete the
sile of such Chwmers Stzaa laor Lo e Porchaser i accomlice with dee applicatie
indiadeal Steata 1o Congracy, or if all of the Individhml State Lot Cootmictls do oo
campicte on (e rame date, acd the Porchaser gees whmen ootice eoninating the
Tcfieichian] Simis Dot Conteacts o d Veador with copies oo ezck nf the Cwoers,

(her the Winding Lip Frocess will be cesumed, this Aprecnunt will remaie binding apon e
Wendor and 1he: Punchiger it fll fosce and effeer, mnarened, and al! of the Individusl Strata
Tt Contrzess will temring e and be of ao farther fozge o effece

The dusing of the parchase snd sale of the Simein Lots prrsian) o she Individual Srate Lot
Cootrace exccured and dulivers] purzaaak to Sectton 3 of this Schedute 3 will oocur oo the
dawe that is the last day of the thisd foll cobincdis month follawicg 1he Siatn Loz Coouese
Faecatioe: Deadlne.

In e eveor shat the |::|f_|:<1'|1t_{ of the pa_xclmsc and szle of the Stata lals ]Jm:\::r_ds an
conrernpiarad by 1475 Sebeduls D-

G he Puochaser shell be sespumaitde fur the cuncellaticn af 1he Sirata Pian and she. wirnding up
of the Smam Caspucaiue, at the Packaser'’s own cost ead expense, dolowing the
completion of e purchase and sale of ali of the Seaa Lok peestan) 1o the Individwal
Steala Tar Comtracts provided that e Srraw Coporation wiil e respoasible for
pirriens of alt habilices of rhe Srrar Corporadon dee ep o the Closing Liare and (he
Purchazer will he eredined with any expeoses duc by e Soata Corpomeion eoder any
seraon conrtecls ardfar Pruperty DAanigeins #Eres et Up ot TIe f_:h_::sing Dhate. 1%
requested Ly Uie Tuccheses, the Vender will cancel all zemvice cootzacs and properly
umTEgement sgreement peor ta ihe Closiog Daee at s v ool and expense;

(o] each Urwoce iy cotided W ceceive from fhe Steata Uorpuestion, which sengynl wil be paid
hy e Sinua Corporation oo clesing, sach Cwoer's proposrionare sheme of the funds
Ty in the Stears Cocporatios's aperating fund, confngurey meenve fond and, if Y,
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specil levy funds afrer w1 noacial cklpadoss of Ihe Stama Corpontom op to and
inclading the Ciogingr [dare have beer met. For ceerzingg, the Sraea Corpotation's finaocal
obligaticas wp Lo v iscuding the Clasing 1ate include he pavment of the accounes of the
Adminjsmiue wpd the Administratods el sdvizors in tespect of the traneaction
cocternpiated by s Agicorment, including chis Schedule 33 and

{c} notrthstandiog the G that certain cesma of this Agreement ate suspended, the Vendor
shall covzinue 10 pepfonm fos oblipations under Seenion 2 of Schedule € of rhis Apreement
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OWMER'S AGRECEMENT

—_ [t Chwzier™)

Burrerscrrenl BoTnm™ies INc, (the "Purchaser™)

Purchase and Sale Agreement duted Qotober » 2020 {ibe "Murchase Agreement)
Pedareeny the Punchaser, 3z parchaser, and The Chimies, Strats Plan Y2450 (the "Sizata
Corpucation'), 2 sgent dor and on behalf of the nwners of alf of the Simia Lots o
frruta Flan WRASE (ke "Steacn Phan", ay veador, with sespecs t tlw perchase and sele
of the lznds and lahlings focated ar 8089 Wes 13" Avenoe, Vancouver 500 [ihe
"Heoperty™)

nie 18P Wheet 13 Avenane, Vancosser, B ithe " Tmit")

IN CONSIDERATION of the smounc of $10.00 uow pait by each gacty to the other, rhe covenanss
and ahligatingy s oue in the Purchese Apreement and orher gowl and valoable congideration, dhe
recelpr and subficiency of whivk s lerely acknowledged by eneh party, fhe prties covenant and ey,

we [odivears;

1. Tronded the oarchaze wrul sule of the PIDF-LT[‘}- corgileres 1o accorduce wizh the teoms wo
conditions af b Mrchase Apreement, the { hwer Y rennail i povsesdaoe of the Ladt anm
the dare (1he "Toblial Delayed Possessiom Daic™) which is FOUR {5 months wiler the
Clogirys Dute (as defined tn the: Purchzge Apreement). The Chwner will sioe be recquired o pay
any reat ar bceose feg 1o e Purcheser while be o she seoains jo possessien of the Unit
durivg the. prericd berwreen the Clesing 13ate and the Tnitial [yt Passession |ae.

L ‘Uhe Crwener covenants and aprees as Tollows:

.
ok

the Crarner will vecate the Linit, aod remave 230 of his or ey peesoes] property fwlich
thies not include anp fxlutes, mabor applisnces Qe any masher, iEryer, refdgeratir,
Lver, SooVE o0 hsilf in riiahwgshu} ot ather jT[lPri:J‘."I:mr:lIB aithiz the Tloit -fincituﬁng-.
far ceareple, duoms, closer ocganizers, Wghl Gxhwes o hudlt-in furnituie), the Owoer
achreswlelging and apeeeing thal the Dhoner shall nog have any wulvsige vighes with
respect o the Unit whataoever) therefrom, andd lesve e Unit in » tidy and "beowey
clean” condifion, on e Lefose 300 pom. on: the Indtial Delayed Tossesson Dzres

L the Uhamier apreses 1o vacate the Ll prive to the Inirial Tlelsyped Possession Thie, the
Crwner will wive tlie Purchaser a1 least one weel's wotten notice of ins intecton to
wacate the Unit;

Ve Chumer wili cor damage the Undz or the Prapery, other than rigsonghle wear anel
WAL, of Lemeve, tapes with or damage goy ficmres, mgjor applances or nlbior
imprasemnenns witkin the Unic ar tbe Property, and will mngintain reageaastie bseulth,
wleanbaess and sanitary s tndards (beoughout tixe Uil at ull fmes;
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iaH the Crener wall he responsble for alt costs and eepenses for all widitier 200 sceviges
which are billed seprmeiely 1o e Liait oo e Chner.

e] the Putchuser ool be will he responsisle for eny soume, sog-siouctorsd rij T,
wmaintenanie and ceplecements wssoesated with sny Ui, including aay 1ha: ropair,
waimteranrce and ceplaecnsert of any firnizhicgs, ayniponent and sppiisces located
thesein, bur will be respeneitaie For any repaivs, 1nwintenance and seplacsnent that wenld
havve heee: the 1emaunsibifty of the Srart Coporadon pussuan ao the Finm Fpuriy A
and the hpiows of the Strata Comacaliun prioe b the wirding wp of the St
Coepocation. For greater comabuly, an Owner occopping 3 L oCELANT ro chis
Agreanesd will oot be responsible for improming the Eir ro o beteer condition shan it
Wi i L the Clozing Thareg ard

if tor pmenlee cedlyinty, the € Haner may et subler 1k Lot wer asFign any ol rizhis ode
:his Agreeanent o an orbez person

The Crener eepresents eral wurrsares ehatt ) privr 1o che cancellation uf the Strata s, (e
wener was the eggsered snd beaefivisd vwner of the Uait aned 57 there will Be e lesses or
tErInCy agreceents which relate wooor alect the Uaic, and eo leoaots of e Unk, on o afer
the 1 hostn gy Diate.

Mmtwithstnding section 1, cach party acknowdedses and gpgees that, aftee $he Tnital Dretayed
Tugsession Date, the Parchaser may terminare an { dwner’s daht to temsin o pssessing of such
Crwaer's Strats Lot emder this Agrecmenl by written sofice §o soch Owence and with
termicasiont |6 | cllectdve on the Jas diy of the calendar snoesth fullowing the mwed in which
writen nnries i miven to sach Unmer

Faeh pany schaswiedges and agrees that o dass no, by eqretng wra this Agreereenr or
ulherwise, intend mocreste @ lenanoy or @ Tensncy wezeement Serween e Owacs sodl the
Pazchaser, aad the {iwner expressly aclenoadedles ad sgoees thal, in ao eventwill e or she e
deemed or comsimarl two be 3 tenant af the Unik it meeccly beimy the intengon al lhe partics
harete rhar the date Sor vacaor possesdon of the Linit tolinwing the compleion of the prmehuse
aned sale cupternplated i he Tunchase Agreenwnl wil be delaves] 10 the Inistel Dlayed
Poszessicn Thale Tar the evenc dhat oy coust or tobunsd hwkading che Bricsh Culumbhia
Residential Tenancy Branch} finds thal the Cwner is & tenanl of the Tnit o b, the Rerdmia
Ty 14! (British Colambia) applies 1o the Coner's ucopation of the Ui, then there il b
deeroed 13 be 3 B wn fenancy apzectaant etaeen the Ciwncy sod the Puecluser which
inclades the fallowsmn teanz (3) the end of the temm of the wnsany thersacder will lae the Toital
Drelayed Possession 1ate; () the Crweer il vacase tee Uit an b Tnitizd Dietawesd Tussession
Brate; and (i) such lensncy apreeoncer will otherndse incorporate the zerms and rondifons o)
out i the sandard reddensial tonaney syreemene of she s Colwnvbis Rovidendal Lenancy
Brunch; apd (v upon veceipd of wrhtten oomoe fromn the Parchasee of (he Durchaser's inilertion
I tezranete the HALAISY PLURSLEANT T acctiony 3, the Vendor sl Gelver 2o the Purrihaser e
execnted copy of & Matal Agreoment 1o End Tenancy (RRTE — 8, with revrmipadon to he
elieutive oo the last day of the calendar mnnth foliowing che manrh in which wech wrilen
aotice e givan o kech e,

T Agreemenr will mure o the benwir of and be bindug vpin the tespecive heirs,
executats, aduinisssivors, other leged reproseniatives, succrsroms snd assigns ul U partes.
This Agzeermgnd may be sxecsted in any nomber of couniterparss, sacly of witich witl be deemed
i e wn omyosal and all of which, wien mogether, Wil e deemed to cnnsilole one and e
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same instmument,  Delivery of an exeoued copy of this Aoeement 1y elerlromlc transmsgion
will be as pifective a8 personal delivery of wn oopeeally eaccoud sy af s Apreemen.

IN WA TNESS WITEREQOT, the partics have execated dhie Agreement this day of
- . | R

By the Owoen

[zen]) {rral?

MName of Winheas:

fsealt
Name of Wiy

I e Fuechasen

BUTTERSCOTOH HOE. oGS T,

By

Manne of Craner:

Naine:
Title

fzeal]
ame ot e

/
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