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FIRST AMENDED DISCLOSURE STATEMENT
OF

ARBUTUS HILLS DEVELOPMENT LTD.

DATE CF DISCLOSURE STATEMENT: May 4th, 2007

DATE OF FIRST AMENDED

DISCLOSURE STATEMENT: April 1%, 2011

NAME OF DEVELOPER: Arbutus Hiils Development Ltd.

ADDRESS FOR SERVICE: 6444 Welch Road, Saanichton, B.C.
VeMm 1W7

MAILING ADDRESS OF DEVELOPER: 6444 Welch Road, Saanichton, B.C.
V8M 1W7

NAME AND ADDRESS OF REAL Roger Levesque, Royal LePage

ESTATE AGENT ACTING ON 501-1913 Sooke Road

BEHALF OF DEVELOPER: Victoria, BC V9B 1V8

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

Under Section 21 of the Real Estate Development Marketing Act, the purchaser or lessee of a
development unit may reseind {cancel) the Contract of Purchase and Sale or Contract to Lease by
serving wtitten notice on the developer or the developer’s brokerage, within 7 days after the later of the

date the contract was enfered into or the date the purchaser or lessee receiving a copy of this Disclosure
Statement.

A Purchaser may serve a Notice of Rescission by delivering a signed copy of the Notice in person or by
registered mail to:

a) the developer at the address shown in the disclosure statement raceived by the purchaser,
b) the developer at the address shown in the Purchaser’s Purchase Agreement,
c) the developer’s brokerage, if any, at the address shown in the Purchaser's Purchase Agreement.

The developer must promptly place Purchaser’s deposits with a brokerage, lawyer or notary public who
must place the deposits in a trust account in a savings institution in British Columhia. If a Purchaser
rescinds their Purchase Agreement in accordance with the Act and regulations, the deveioper or the
developer’s trustee must promptly return the deposit to the Purchaser.
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DEFINITION OF TERMS

The development is referred to herein as the "Development”.

The bare land strata lots are referred to herein singularly as a "Strata Lot" or collectively as the
"Strata Lots"

I THE DEVELOPER

11 Jurisdiction of Incarporation: British Columbia
Date of Incorporation: February 2, 2006
Incorperation Number: Q747746

1.2  The Developer was incorporated specifically for the purpose of developing the Strata Lots.
The Developer does not have other assets other than the development property itself,

13 Address of the Developer’s Registered and Records Office:

#200 — 911 Yates Street, Victoria, B.C., V8V 4X3
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1.4

1.5

1.5.1

152

1.5.3

1564

1.6

Directors of the Developer:
CLINTON DARVIN MILLER

Background of Developer, Directors, OFficers and Principal Shareholders

The Developerand its director have a combined development and construction experience of
approximately 24 years. Other projects of the director of the Developer, through other

corporate entities, include a commercial shopping centre in Maple Ridge, BC, and The
Renaissance Retirement Residence in Victoria, BC.

To the best of the Developer's knowledge, neither the Developer, nor any principal halder of the
Developer ar any directer or officer of the Developer or principal holder has been subject to any
penalties or sanctiens imposed by a court or regulatory authority, relating to the sale, lease,
promotion, or management of real estate or securities, or to lending money secured by a
mortgage of land, or to arranging, administering or dealing in mortgages of land, or to theft or
fraud within the last ten years before the date of this Disclosure Statement.

To the best of the Developer's knowledge, neither the Developer, any principal holder of the
Developer, nor any director or officer of the Developer or principal holder has, within the five
years preceding the date of this Disclosure Statement, been declared bankrupt or made a
voluntary assignment in bankruptcy, made a proposal under any legislation relating to
bankrupicy orinsolvency or has been subject to or instituted any prcceedings, airrangement, or

compramise with creditors or had a receiver, receiver manager or trustee appointed to hold the
asseis of that person.

To the best of the Developer's knowledge, no director, officer or principal holder of the
Developer, nor any director or officer of any principal holder, has been, within the five years
priar to the date of this Disclosure Statement, a director, officer or principal holder of any other
developer that, while that perscn was acting in that capacity, that other developer

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

{b} was declared bankrupt or made a voluntary assigniment in bankruptcy, made a proposal
under any legislaticn relating to bankruptey orinsolvency or been subjectto or instituted
any proceedings, arrangement or compromise with creditors or had a receiver, receiver
manager or trustee appointed to hold its assets.

Conflicts of Interest

There are no existing or potential conflicts of interest among the Developer, manager, any
directors, officers and principal holders of the developer and manager, any directors and
cfficers of the principal holders, and any person providing goods or services to the developer,
manager or holders of the development units in connection with the Development which could
reasaonably be expected to affect the purchaser's purchase decision.



10 May 2011 65:31AM HP LASERJET FAX 2504794434

21

22

2.3

2.4

GENERAL DESCRIPTION
General Description of the Development

The Development is situated in the Town of View Royal, in the Province of British Columbia.
The land has a number of historically or environmentally sensitive areas, which have been
protected by covenants in favour of the Town of View Royal. The Developer has subdivided
the land into twelve bare land strata lots as shown on the Bare Land Strata Plan, which was
filed at the Victoria Land Tile Office under VIS63955. A copy of the Bare Land Strata Plan is
attached as Exhibit “A”. The municipal addresses of the strata lots are as follows:

StrataLot1 1602 Lloyd Place, View Royal, BC

Strata Lot2 1610 Lloyd Place, View Royal, BC

Strata Lot3 1600 Seahaven Termracs, View Royal, BC
Strata Lot4 1608 Seahaven Temrace, View Royal, BC
Strata Lot5 1616 Seahaven Terrace, View Royal, BC
Strata Lot6 1624 Seahaven Terrace, View Royal, BC
Strata Lot7 1632 Seahaven Terrace, View Royal, BC
Strata Lot 8 1640 Seahaven Terrace, View Royal, BC
Strata Lot9 1648 Seahaven Terrace, View Royal, BC
Strata Lot 10 1639 Seahaven Terrace, View Royal, BC
Strata Lot 11 1631 Seahaven Terrace, View Royai, BC
Strata Lot 12 16823 Seahaven Terrace, View Royal, BC

The Developer intends to market all of the Strata Eots in the Development. The initial entry to
the property adjoining Strata Lots 1 and 2 has been dedicated as public read in favour of The
Town of View Royal. The remaining roadways form part of the common property of the Strata
Corporation. The Developer is alsc designating building sites for all of the Strata Lots. The
covenant areas referred to above are shown on the attached Reference Plan VIP87918,
annexed as Exhibit "B”. There has also been installed on the common property of the Strata
Corporation an electric entrance gate and appropriate street lighting. This gate has been
insialled at the beginning of the common property road and not on the dedicated road area.
Services as described herein are provided to each Strata Lot by the Developer but final
hookups and connection fees are the responsibility of the Purchaser. Other than the commaon

roadways, electric gate and four lamp standards, there is no other common property in the
Development.

Permitted Use

The intended use of the 12 Strata Lots will be for single family residences. The development
property is zoned R1, which is single family residential and no commercial use is permitted.

Building Construction

The Purchaser of each Strata Lot, through an approved Builder, is responsible for the
construction of all improvements on the Strata Lot.

Phasing

The Strata Lots have not been constructed in phases.
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3.3

3.4

3.5
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STRATA INFORMATION
Unit Entitlement

The unit entitlement for each Strata Lot is a figure Indicating its share of the Common Propearty

and assets of the Strata Corperation and is used to determine each Owner's contribution to the
expenses of the Common Property.

Attached, as Exhibit “C" is a copy of the Form V, Schedule of Unit Entitlement, that the
Developer has filed, under the Strata Property Act.

Voting Rights

Each Strata Lot will have one vote in the Strata Corporation. The Developer does not propose
to file 2 Form W changing such voting rights.

Common Property and Facilities

The Common Property includes all land in the Development which is not included in the Strata
Lots and is not designated as Limited Common Praperty. [t inciudes the common rcadways,
street lighting, and an electric security gate.

Limited Common Property

Limited Common Property constitutes portions of the common property intended to be used
exclusively by one or more of the Strata Lots and such designation may only be removed by
unanimous resolution of the members of the Strata Corporation. The Developer has not
designated any Limited Common Property.

Bylaws

The Bylaws for the Strata Corporation are those contained in Schedule of Standard Bylaws
contained in the Strata Property Act.

The Owners of the Strata Lots shall make further amendments to the bylaws, if any, by 3/4
vote, cast at a meeting of the owners pursuant of the Strata Property Act.

- Parking

The Developer will not provide additional parking.
Budget

The following utilities are separately metered ar assessed to each of the Strata Lot owners and
are the responsibility of each Strata Lot owner;

(a) electricity;
(b} cablevision;
(c) telephaone;
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393

3.94

{d) water and sewer;
{e) garbage removal; and
{f) gas.

Electricity for the security gate and street lighting shall be paid for by the Strata Corporation.

Under section 99 of the Sirata Property Act, expenses paid by the Strata Corporation for the
repair and maintenance of the Cammon Property are to be allocated to all Strata Lats in
proportion to their relative unit entitements which are equal.

The estimated proposed interim budget for the strata corporation for the first fwelve month
period beginning the first day following the month in which the first conveyance of a strata lot to

a purchaser occurs as required by Section 13 of the Strata Properfy Actis attached as Exhibit
“D” hereto.

Sections 7 and 14 of the Strata Property Act and section 3.1(1) of the Regulations set out the
ohligations of the Develcper to pay the strata corparation’s expenses until the first annual
bhudget. The Developer must pay the strata corporation’'s expenses until the end of the month
in which the first strata lot is conveyed to a purchaser. Under section 14, if the strata
corporation’s expenses exceed the estimated expenses in the interim budget the Developer
must pay the excess to the strata corporation and the required penalties as set outin section

3.1(1) of the Regulations.
Utilities and Services

Water

The Development is serviced by a water system provided by the Town of View Royal and water
lines have been installed to the lot boundary by the Developer.

Electricity

The Development is serviced with electricity by the British Columbia Hydro & Power Authority,
the public authority, and underground electrical service is installed to each strata ot boundary.

Sewsrage - Common
The Development is serviced by a sanitary sewer and storm system in accordance with the
requirements of the Capital Regional District, the public authority. The sewer lines have been

installed to each strata lot boundary.

MNatural Gas

The Development is serviced with domestic gas. The gas lines have been installed to the

strata lot boundary and all hookup and connection charges shall be the responsibility of the
Purchaser.
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3.9.8

3.9.7

3.08

3.9.8

3.9.10

3.9.11

3.9.12

Fire Protection

Fire protection for the Development is provided by the View Royal Fire Department. Fire

pratection facilities are located within 4 kitometers of the Development. A fire hydrantis located
in the Development.

Telephone and Cabla Service

The Development is serviced with telephone service by Telus. Telephone service will be
supplied to any Strata Lot in the Development on application for and payment of usual
application and hook-up charges by the purchaser. Cable service will be supplied by Shaw
Cable on similar terms and conditions. The Developer has installed services to lot baundary.

Access

General access to the Development is by Hart Road, and then Hart Place and the common
property roadway.

Sidewalks

There are no sidewalks within the Development.

Street Lighting

The Development is serviced with private street lighting from 4 lamp standards.

Garbage Collection

Garbage coliection will be available to the Develcpment by private garbage collection.

Police Protection

There is police protection for the Development provided by the Royal Canadian Mounted Police
protection facilities are iocated within 4 kilometers of the Development.

Schoal Facilities

The following is a list of school facilities available in the area and their approximate distance
from the Development:

Elementary Schools: Eagle View - 2 kilometers
Middle Schools:  Shoreline - 3 kilometers
Senicr High Scheols: Esguimalt - 5 kilometers

Purchasers are advised to contact their local school to determine the present status of school
accommodation and fransport.
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3.9.13 Public Transportation

Public Transportation is provided by B.C. Transit and bus stop(s) are within 1 kilometer from the
Development.

3.9.14 Utility Rates

Utility rates for service to any strata lot are the Purchaser's responsibility.

3.9.15 Sirata Lot Taxes

Each Strata Lot owner shall be responsible for real property taxes for his Strata Lot.

3.10 Strata Management Contracts

The Developer has not entered into any strata managemeant contracts and does not intend to
enter into any strata management contract that will bind the strata corperation.

3.11 Insurance

The Developer has obtained insurance coverage as required under sections 14 and 15 of the
Sirata Property Act in the name of the Strata Corperation.

This coverage will terminate 4% weeks after the first Annual General Meeting of the Strata
Coarporation. Each owner will be responsible for arranging insurance coverage on his or her
Strata Lot and any structures located on it. The Sirata Corporation will be responsible for

arranging general liability insurance of not less than $2,000,000 in respect of the Common
Property of the Development.

312 Rental Disclosure Statement

The Developer has not filed a Rental Disclosure Statement.
4. TITLE AND LEGAL MATTERS
4.1 Legal Description

The Strata Plan was filed for registration in the Victoria Land Title Office cn May 7, 2010,

creating Strata Lots 1 through 12. The legal descriptions of the Strata Lots comprising the
Development are:

PiD Legal Description

028-225-503 Strata Lot 1, Section 98, Esquimalt District, Strata Plan VIS6955
028-225-511 Strata Lot 2, Section 98, Esquimalt District, Strata Plan VIS6955
028-225-520 Sirata Lot 3, Section 98, Esquimalt Disirict, Strata Plan VIS6955
028-225-538 Strata Lot 4, Section 98, Esquimalt District, Strata Plan VIS6955
028-225-546 Strata Lot 5, Section 98, Esquimalt District, Strata Plan VIS6355
028-225-554 Strata Lot 6, Section 98, Esquimalt District, Strata Plan VIS6955
028-225-562 Strata Lot 7, Section 98, Esquimalt District, Strata Plan VIS8355
028-225-571 Strata Lot 8, Section 98, Esquimalt District, Strala Plan VIS6955



10 May 2011 65:32AM HP LASERJET FAX 2504794434

4,2

4.3

—10—
028-225-589 Strata Lot 9, Section 88, Esquimalt District, Strata Plan VIS6955
028-225-597 Strata Lot 10, Section 88, Esquimalt District, Strata Plan VIS6955

028-225-801 Strata Lot 11, Section 88, Esquimalt District, Strata Plan VIS6355
028-225-619 Strata Lot 12, Section 98, Esquimalt District, Strata Plan VIS6855

Ownership

The Developer is the beneficial owner of the Development and Clinton Darvin Miller is the
registered owner of the property in trust for the Developer. A copy of the Declaration of Trustis

attached as Exhibit “E” hersto. 746746 B.C. Ltd. changed its name to Arbutus Hills
Develogpment Ltd.

Existing Encumbrances and Legal Notations
The following Encumbrances are currently registered and affect title to the Strata Lots:

Martgage and Assignment of Rents CA175139 and CA175140, respectively, in favour
of Coast Capital Savings Credit Union.

Covenant FB346142 in favour of the Town of View Royal restricting further subdivision.

Priority Agreement FB346143 granting Covenant FB346142 pricrity over the Mortgage
and Assignment of Rents.

Priority Agreement FB346170 granting FB346169 as registered on the common
property priority over the Mortgage and Assignment of Rents.

Priority Agreement FB346172 granting FB346171 as registered on the common
property priority over the Merigage and Assignment of Rents.

Priority Agreement FB346177 granting FB346176 as registered on the common
property priority over the Mortgage and Assignment of Renis.

Additional Existing Encumbrances registered against Strata Lots 2 and 12:

Easement FB346161 with respect to streetlight, entrance gate, ingress and egress and
sidewalk.

Pricrity Agreement FB346162 granting Easement FB346161 priority over the Mortgage
and Assignment of Rents.

Additional Existing Encumbrances registered against Strata Lots 4 - 8:
Statutory Right of Way FB345152 in favour of BC Hydro.
Statutory Right of Way FB348180 in faveur of Telus Communications Inc.

Additional Exisling Encumbrances registered against Strata Lots 10 and 11:
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Covenant FB346165 in favour of the Town of View Royal with respect {o the

conservation of the natural state of the Restricted Area shown on Reference Plan
VIP8792Q.

Priority Agreement FB346167 granting FB346165 priority over the Mortgage and
Assignment of Rents.

Priority Agreement FB346168 granting FB346166 priority over the Mortgage and
Assignment of Rents.

Existing Encumbrances registered against the Common Property of Strata Plan VIS6955:
Covenant FB346169 in favour of the Town of View Royal preventing vehicle parking
within the Restricted Area identified as “Seahaven Terrace” and “Common Property
Access’ on Strata Plan VIP87918.

Statutory Right of Way and Priority Agreement FB346171 and FB3486172, respectively,
in favour of the Capital Regional District.

Statutery Right of Way FB346173 and FB346174 in favour of BC Hydro and Telus
Communications.

Statutory Right of Way FB346175 in favour of Terasen Gas (Vancouver Island} Inc.

Statutory Right of Way and Priority Agreement FB345176 and FB346177, respectively,
in favour of Shaw Cablesystems Lirnited.

The following Legal Notations are currently registered and affect title to the Strata Lots:

Subject 1o Exceptions and Reservations cantained in Order-in-Council filed 0D 3776611
as to that part formerly road.

To the common property is annexed Easement FB346161 over Strata Lot 2, Strata Plan
VISB955 as shown on Plan VIP87919

Encumbrances to be Discharged:
Martgage and Assignmeni of Rents CA173139 and CA175140 (respectively) in favour
of Coast Capital Savings Credit Union. The Developer has entered into an agreement
with the Mortgagee wherein the Mortgagee will provide a partial discharge on each lat
when paid the net proceeds of sale.

Proposed Encumbrances and Covenants

There will be a Statutory Building Schame registerad by the Developer, the conditions of
the Building Scheme are attached as Exhibit “F".

Outstanding or Contingent Litigation or Liabilities



10 May 2011 65:33AM HP LASERJET FAX 2504794434

4.6

5.1

5.2

5.3

6.1

6.2

—12-

The Developer is not aware of any outstanding or contingent litigation or liabilities affecting the
Development,

Environmental Matters
Based on a physical examination of the Development property, the Developer is not aware of
any dangers or requirements imposed by any authority with respeact to flooding cancems or soil

conditions.

There have been no changes from the natural state of the Development, other than normal
clearing, site preparation, lot enhancement, road and utility construction.

CONSTRUCTION AND WARRANTIES

Construction Dates

The construction commenced on or about the 1% day of October, 2C06. The bare land strata
plan was registered at the Victoria Land Title Office on May 7, 2010. All servicing and utilities
have been completed.

Warranties

There are no warranties for the development other than those offered by any contractor or
subcontractor in relation to improvements made to the Commaon Property.

Previously Occupied Building

There are no previously occupied multi residential buildings in this Development. The existing
older house was demolished.

APPROVALS AND FINANCES

Approval of Development

Approval of the Development was given by the Town of View Royal on the 2™ day of March,
2006 under Development Permit No. 05-05.The bare land strata plan was registered at the
Victoria Land Title Office on May 7, 2010,

Restrictions

The Development will comply with all building restrictions, zoning regulations, and other
restrictions governing the use and development of the Development ar any Strata Lot therein.

Construction Financing

The Developer has an existing Mortgage in favour of Coast Capital Savings Credit Union, which
will provide sufficient financing to complete the subdivision.

Under section 12 of the Real Estate Development Marketing Act a Developer must not marketa
strata lot unless the developer has made adequate arrangements to ensure payment of the cost
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of utilities and other services associated with the strata lot. If the developer has obtained a
satisfactory financing commiiment, the developer is deemed to have made adequate
arrangements for the purpose of installing utilities and services associated with the strata lots.
In this case, no further terms and conditions are applicable to the marketing of the Strata Lots.

MISCELLANEOUS

Deposits

All deposits and other monies received shall be held in the trust account of the conveyancing
solicitor, or the conveyancing notary public, in the manner required by the Real Estate

Development Marketing Act, until:

(a)  an instrument evidencing the interest of the purchaser in the Strata Lot has been
registerec in the said Land Title Office; or

(b) such monies are otherwise paid out by operation of law.

In the event the Developer shall be unable ta convey fitle fo the Strata Lot to the purchaser
within eighteen (18) months of a deposit being paid by the purchaser inta trusi, the purchaser
shall have the right, at his option, to rescind his offer to purchase the Strata Lotand any deposit
paid by the purchaser shall be refunded to the purchaser.

Purchase Agreement

The Developer intends to offer the Strata Lots for sale upon the terms and conditions set in the
Agreement of Purchase and Sale and addendum attached as Exhibit “G". The Developer may
at any time make modifications or changes and may elect to use other form or forms of

purchase agreements, which shall contain among other things, the specific provisions set out
here:

"This agreement for sale shall:

(a) be terminable at the option of the purchaser for a period of seven (7) days after receipt
of an amended Disclosure Statement if the amendments materially affect the offering
or if the amended Disclosure Statement is nat received within nine (8) months after
acceptance of initial Disclosure Statement;

(b) require no greater than 10% of the purchase price be paid by way of deposit or
otherwise;

(c) require that all such funds including where applicable interest earned, be retumed to

the purchaser forthwith upon notice of termination by the purchaser, without
deductions; and

(d) in accordance with Section 57(1) (¢}, all such funds are to be held in a trust account of
a licensee under the Real Estate Act, a solicitor or a notary public until completion of
the transaction or earlier transaction."
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Developer's Commitments

Contingency Reserve Fund

The Developer will contribute to the contingency reserve fund as required in Section 12 of the
Strata Property Act. The Developer is required to contribute the lesser of 5% of the strata
corporation’s interim budget, multiplied by the number of years and partial years since the
deposit of the strata plan, and 25% of the strata corporation’s interim budget. This contribution
In the contingency reserve fund must be made by the Developer at the time of the first
conveyance of 2 strata lot to a purchaser.

Obligation to Hold First Annual Meeting

Under section 16 of the Sirata Property Act the Developer must hold the first annual general
meeting of the Strata Corporation within six weeks of the earlier of the date on which fifty (50%)
percent plus one of the Strata Lots have been conveyed to purchasers, and the date that is nine
months after the first conveyance of a Strata Lot to a purchaser. If the developerfails to hold the
first annual general meeting within this time frame, the Developer, pursuant to the terms of the
Strata Property Act is required to pay the Strata corporation $1,000.00 for a delay of up to thirty
days, and a further $1,000.00 for each additional delay of seven days.

Other Material Facts

(1) Manager's Residence

There will not be a manager's or caretaker’s residence.

(2) Signage

The Developar shall be entitled to place and keep on the Common Property for so long as the
Develcper continues to market any Strata Lots in the Development, such signage as the
Developer raquires in its absolute discretion.
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SIGNATURES

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

DECLARATION

The foregoing statements disclose, without misrepresentation, all material facts relating to
the Development referred to above, as required by the Real Estate Development Marketing
Act of British Celumbia, as ofthe __ | day of April, 2011.

Al TUS HILLS DEVELOPMENT LTD.
bwilts aythorized sigpatory.

imirector, in his persor/yi capaci

//fu/ww
C ntW|n Miller Ci@_l:)gx/m Miller
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SOLICITOR'S CERTIFICATE

L, ALMUT N. KEIL, a mamber of the Law Society of British Columbia, HEREBY CERTIFY that | have
read cver the above descrited Disclosure Statement dated the 1 day of April, 2011, made any
required investigations in public offices, and reviewed same with the Developer and the registered
owners named herein, and hereby ceriify that relying upon those investigations and information
provided by the Developer, the facts contained in paragraph 4.1, 4.2 and 4.3 are correct.

DATED at the City of Victoria, in the Province of British Columbia, this 1% day of April, 2011

g%/u.:

Almut N. Keil, Sclicitor




p.17

o) m::¢=;4nur1ﬂz\mixz [0

oy 23id o YR TP o i m.m.i... en ﬁ_.:::

77 55

2504794434

e
Y
czss

Bl LT A

A
“gioGedrs vFid
f/..L:?_M.:uu

o
~URld,

JHdisig- reinhsg

Propdrry A,

Lomegn

|
i

EXHIBIT “A”

7 pigskaia vela ;_.:A..m:..u!;.-.t.i... 86 L3358
Nt E [T :
~ W - -
=l QocvcC
. T ouejd
c0 620 R
L i | ey

Ak

HP LASERJET FAX

34AM

Nm“lairqqij& v

STA :qu IS

06 caﬁ+uwm

10 May 2011 &

FreTagia whed ¥ty DY
D

L6GY Ueld
) w3y

W) ¥IR; gk w3 iy
TR FTYA]

£408Z6. D9 = : :
ST 4IA U +uﬁaﬁwﬁm jjewtnhsy

'

o ar

, 107 40 uelgd BLEJLS PURT m;m@t



10 May 2011 65:34AM HP LASERJET FAX 2504794434 p.18

Frine [T P O LI LA R Lt TR SRS R L PPNy

eference :D«.:Jﬂ of Lot A, Sectian 9§, 3 lan VIP 3231% 1

p—

Esquimalt Oistrict, Plan 18807, o
Except Pert in PE@": 26298 EXHIBIT “RB”

A Lo 2 R
Sursusnt to Section GO (il tgrrd Titia Act ) Lt ] I 2
RPN 5, £ YL 1o
BCGS 928043 ] B 21
T o a m m i ' 1
P -

Peogy lted ¥y con fdsg Tidie Q87ice 91 Yicmeig
L8, s T Ao st MAy o M

M

e picl sire A T
in »ioth by e o holget
stipg dfwlder F v fgein 0 L

T AiStigEs wre een bmore

m‘[m( £l

o Feal Ao FRELE N

i {r ot i “‘”"’ i Asryraegl gF ra A sed ok o
s 1:.! Fiids ael
horl L mw
|
|
H ) =
W Srec c,p,a.'.rm.u.sm ’
EeRLF- FTO REE R RIS

a0 yuu ; fopraial £

)

b S WEIEL ..
[ns el = amdar the.laad Fits act EAGE

o0 e 2263 Ny 3F Saedry, W70 AT LA T

Fay e Maepeur- {605

o on S AP 2

“eas




10 May 2011 65:35AM HP LASERJET FAX

25047394434
7 oEp a2l FREALGILY
EXIIBIT “C”
Slrata Property Act
Form V
SCHEDULE OF UNIT ENTITLEMENT (Sections 245 (a), 246, 264)
FTQ LORAR
Re: Strata Plan \‘ I b AN Y

being a strata planof PID: __ - - _ .
Lot 1, Section 28, Esquimalt District, Plan VIP 9?‘?@

BARE LAND STRATA PLAN
The unit antittement for each bare land strata lot is one of the following, as set out in the foliowing table:

¥ a) a whole number that is the same for all of the strata Icis in the strata plan as set outin
secsion 245 (6) (a) of the Strata Property Act.

OR "1 b) a number that is approved by the Su

Superintendent of Real Estate in
accordance with section 248 (6} (b) of the Strata Property Act,

Signaiwre of Superintendent of Real Estate

Strata Lot No.  |Sheet No. [Total Area in[Unit Entilement|% *of Tatal Unit ‘
m2 Entitiement™

1 1 926.7 1 \ 8333 |
2 1 946.6 1 1 8.333 \
3 1 924.3 1 8.333 |
4 1 853.6 1 8333 |
5 1 943.6 1 8.333
& 1 698.1 1 | 8.333
7 1 721.1 1 ] 8333 |
B 1 744.8 1 8.333 |
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g 1 1471 1 8.333
10 1 1610 _ ] 8.333
11 1 1029 1 8.333
12 1 593.7 1 B.333
Total Number of Total Unit
Strata Lots Entitlement
12 i2

~ exprassion of percentage is for informational purposes only and has na legal effect
** mot required for a phase of a phased strata plan

TN b
Date: gﬁ ‘=I e\ﬂ [ 200D, (mérzufday, year)
Lidene WA

N 3 ) L
Sngnag&é‘w:ﬁr Developer

Signature of Superintendent of Real Estate
P

(If submitted under Section 284 of the Act)
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§14-453-3301 =137 P.OBEAIE  F-d47

PROPOSED BUDCET FOR THE FIRST TWELVE MONTHS OF
OPERATION OF THE STRATA CORPORATION AFTER THE FIRST

CONVEYANCE

Conmnon Expenses:

1. Inswrances

2 Common Hydre:

3. Snow remaval/sweeping:
4, Repairs & Maintenande:

Contingeney Reserve Fund ar 10%
Towl Budget ,

Eaeh strata lowe anoual share of the budg,_ét
Dach strata lots raonthly asselsment is 524

$ 800.00
$1.000.00
$ 40000
$ 800.00

$ 32000
- $3,520.00

izt $293.33
.45 per month
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EXHIBIT “E»
GRCLARATION OF TRUSY
| CLENTON DARVIN MELLER, Bustnessman, df 6444 Walch Road, Qa:mmmn B
Celumbiz, for an in cdngideration of the paymeat af the sum of ONE DOLLAR (S1.00) end athe
sood and vaiuable consideration, HERERY ACKN OWLEDGE that | hold raat certain, g}ft}pﬁs‘r_{

tncated 2t 204 Hart Raad, {1 the Town of View Rayal, i the Provines of Pritish Calumbia, snd

were prcticalady deseribed as:

PID GO3-788-74L

LOT &, SECTION 98, ESQU IMALY BLSTHICT PLAN 18807, EXCEPTPART IN
E“L.&.‘N 26258 (the “Lapds and Pramises”) '
¥

TRUST for 747746 B.C LID: (e, Na. BCH747746), a company duly fncorpotated tnder the
laws of ihe Provinee of British Calurebia, and having 2 tegistered and recorda office at #106 -

1077 Randora ;’kfﬁl e, Victeiia, Beitish Colpmbia, AND HERERY DECLARE that as and tmw_
the date hevaal 747 716 B.C L4d. is the benefeial OWTIET of ahu tands and premises, and that 1

shall excoude and defiver any doctinents relating to either the Guanging ot the gale of thelands

and premises as dtrect“d by 747746 B.C. Lud.

The within Dr,a:im.uon of Trust shalt be gov emed) by the laws of the Province of British

Commbia, and shall be binding upon the maiccr wereof, and his respective helrs, executors,

administrators, sutcessors and assigns

N WITNESS WHEREQT this Declaration of Trust has baen executed as of the 2nd of February,

74

CLINGON BARVIN MILLER

SIGNED, SEALED AND DELIVERED in the

presence oft

Si?;_'-um af Wimess
Kame ¢
Addvegy of Wintcis: GL[“N’ é; CRAWTORD
F’f‘z ristar &% Saliciror
#HI0 - 911 Ymes Soeer
V;c toriz, BC V&V 423

Gecupaiun o Voimess:

uvwvwwv‘-—«’ww‘w‘

CAWORIEOC UMENTIESOE AN EIRDSCTALST. Lrav
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EXHIBIT “F»

Schedule of Restrictions

1. CONSTRUCTION REQUIREMENTS

1.1 Plan Approval

{(a) There shall net be censtructed, placed, erected or maintained on any strata lot
any dwelting, building, outbuilding or other ancillary impravements (a “dwelling”
or a *house”) unless and until plans and specifications snowing compliance in
all respects with these restrictions and showing elevations, siting, size, colour
scheme and all materials to be used have been submitted (in duplicate) to and
approved in writing by Arbutus Hills Development Ltd. (the “Developer™) or by
their authorized agent or agents whe shaif have the right and power to approve
or arbitrarily reject such plans and specifications; and construction shall include

grading, filling or cther preparatory work on the lot.  All buildings to be lccated
within a building site to be designated by the Deveioper.

{b) Al plans submitted for approval shall conform to the Town of View Royal bylaws
in effect at that time and to the building codes in effect at that time. A set of
drawings markad “Approved” and signed by ihe Developer or the Developer's
autharized agent will be returned to the owner for submission to the Town of
View Royal as required prior 2o the issuance af a building permit.

1.2  Compliance and Damage Deposit

No dwelling shall be constructed on any lot unless and untii & depesit of $5,000.00 for -

that lot has been submitted to the Developer, upon application for plan approval, to
ensure compliance with these restrictions and the approved plans and specifications, to
repair any damage to neighbouring areas or properties, subdivision services or
municipal services {inciuding, without limiting the generality of the foregoing, roads,
curbs, street fights, sewer lines and water lines) and to carry cut any street cleaning or
clean-up of neighbcuring areas or properties raquired as a result of the house
construction. This deposit shall be held by the Developer until all work, inclucing without
limitation, construction of the house, driveway, front yard landscaping, fencing and
clean-up, has been completed to the Developer’s satisfaction.

1.3 Construction Pericd

The construction of any dwelling on a strata lot shall not be commenced uniess it is
. commenced within 12 months of the date of the approval of the plans and specifications

for the dwelling for that lot by the Developer or the Developer's authorized agent,
otherwise any approval of plans and specifications given by the Devsloper for that jot
shall be null and void. Construction of the dwelling shall be proceeded with diligenily
and cantinuously; and no construction on any strata lot shall remain in an uncompleted
state (whether or not construction is praceeding) beyond the period ending on the date
12 months from the date the ownar receives a building permit from the Town of View
Royal for the construction of the dwelling for that Ict. The Deveioper reserves the right to
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grant extensions for the pericds set out in this paragraph if, in the opinion of the
Developer, circumstances warrant.

14 Builder

No dwelling shall be constructed on any strata lot unless the constructibn is done under
the direction of a builder approved by the Developer.

1.5 Hours of Construction

No construction shall be carried out on any strata Iot except between the hours of 7:00

am. and 7:00 p.m., on Mondays to Fridays, and between 8:00 a.m. and 6:00 p.m. on
Saturdays.

2. SITE REQUIREMENTS

2.1 Setbacks

No dweiling, garage or other outbuilding shall be constructed cn any lot unless setbacks
from the property lines for all yards shall conform to those established by the Tewn of
View Royal for strata single family zoning, and such increased setbacks as may be
prescriced by the Developer in the interest of free preservation, variety in streetscapes

or maximization of privacy. A building site shall be specified by the Developer for each
strata lot.

2.2 Height Limit

No dwelling shall be constructed on any lot with a height of mere than 26 feet (to mid-
elevation of sloped roof). Towers on non-waterfront tots are exempt from this restricticn.

2.3 Trees

No treas with a circumference of more than 15 centimeters, measured one meire from
natural grade, shall be removed from any lot (notwithstanding a permit or approval to do

so from the town of View Royal or any other authority) without the consent of the
Developer.

2.4 Fencing
No side yard fencing shall be erected except behind the front face of the dwelling.
3. ARCHITECTURAL REQUIREMENTS

31 Roofs, Eaves and Soffits

(a) No dweliing shall be constructed on any strata lot with a roof finished in any

material other than wood shake or shingles, metal roofing, fiberglass laminated
shingle, concrete tile or natural slate.

{s)} No dwelling shall be constructed on any strata lot with gutters built of a material
other than aluminum, wood or copper unless the gutters are concealed.
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(c) No dwelling shall be constructed on any sirata lot with scffits building of any
material other than wood, metal or stucco.

3.2 Chimneys

Nc dwelling shall be constructed on any strata lot with an exposed metal chimney or
shielded with any material other than brick, stone, weood, weod shingles, metal or stucco.

3.3 Exterior Materials

(a) No exterior face of any dwelling shall be finished in any material or combination
of materials other than woad shingles, clapboard siding, board and batten, brick,
stone, river rock, vertical, wood siding, split-faced concrete block at base, stucca,
tite and concrate board (finish walt to 8 feet above finish grade)

)] No dwelling shal! be constructed on any strata lot with trim built of any material
othar than wood.

(c) No dwelling shall be constructed on any strata lot with doors or window frames

buit of any material other than weod, woad with metal or plastic cladding or
baked enamel aluminum.

(ch) No dwelling shall be constructed on any strata iot with driveways buiit of any
material other than brick, concrete pavers ar concrete aggregate, save and
except for strata iots 9 and 10 where the driveway may be paved with asphalt.

4. GENERAL REQUIREMENTS

4.1 There shall not be stored, kept or permitted to be kept or stored on any strata lot
or on any road or street adjcining any strata lot, any junk or wrecked or partially wrecked

motor vehicles, or any salvage materials, or goods intended for commercial use or sale,
nor shall any waste or refuse be kept or stored on any lot.

4.2 No trailers, boats, commercial vehicles, recreational equipment or similar
property shall be stored on a lot unless stored inside the house or the garage.

4.3 No garbage, trash, refuse or other waste shall e kept or stared on any strata lat

other than in sanitary containers inside garages or enclosed areas, other than on a day
of periodic collection.

4.4 No heating oil fuel storage tanks of any size or propane or natural gas storage
tanks with a capacity of mare than 20 kilograms of fuel, shall be built or placed ¢cn any
strata lot, either above or below ground or inside or cutside of any building.

45  No building or structure other than a single family dweling and necessary out-
buildings such as a garage may be built on any strata iot.

4.8 No mobile, manufactures or modular pre-built home or temporary building, tent,
shack, greenhouse, barn or guesthouse shall be built or placed on any strata lot.

L
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4.7  The Developer reserves the right to grant special approvals on house designs for
specific strata lots which do not comply with the provisions set out in the building
scheme in all respects if, in the opinion of the Developer, the design is architecturally
acceptable; and upon any such speciai approvals being given, the provisions of this
building scheme shall be deemed to be madified, amended or eriarges to allow for such
special approvals on such specific lots.

4.8 The restrictions shall be for the benefit of all the strata Iots, provided however
that the Developer reservas the right to exempt any of the strata lots remaining
undisposed of by the Developer from all ar any of the restrictions and benefits.

49 The Developer shall designata an area on each strata lot that can be building on
(the “building envelope™ and in all cases construction of the dwelling house shall be
restricted to the designated building envelope area only.

END OF DOCUMENT
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CONTRACT OF PURCHASE AND SALE

PREPARED BV

2504794434

P e

5 1 _....J.f. b A FAEES
e

R REEATS - (LEABE PRIt DATE:
ADORESS:! ! ! R FHIONE!
PR . : L2 N
: m—— : ——
SELLER e - AUpER:
SELEER: - BUYES.
ADDRESS: - ACDRESE:
e : _ et FC:
PHOME: - .} PHOME: ;
RESIOENT OF cANADA [ _Nop-RESIDENT OF canaoa B GG CUPATION: ' J
ag doflned under tha freoma 1ar Aot ] - ; : ] _
FROPEATY: Addizsss Munlgloality - pC —_
Ladal Bezeription :
- — . (Fronedyy PiOw -
Tha Buyar agreas te gurchass he Pregeny from tha Seffar ert he fofleving, terms and subject o tha faltawing condltions:
1. pHRCHASE PRICE: The gurchase aden of tha Progerty wili ba
DOLLARS § (Furehasa Svica

4

BEFQSIT: Adsposiiof &

whish with fanv gar et ths Purchasa Prics, wlll be paid on tha following terms;

&i monlas pald purstam o thie sasdon (Berasit) will bo delivared In 1ust io

and halel i trust I accodanes with the grovisions of the Asal Esare Acl la

by this Canliact, Ha Sallarmay, at ha Sa

Buyar or Seiter, provkded that: {2} tha Conveyancarlz a Ls

er ald Into Couri.

3. TERMS AND CONDITICHS: The g
canditians:

.

trchase and sale of tha Pragerty Includas tha Gllewltg tarma and = zubfact ta the following

3 nvant tlva Buye: falls 10 pay the Begostl a3 raqulred
#aps optlen, lamibhats this Contract. The pany whe racslves ihe Depasitis autharizad to pay
alt or ary gortlan of Tra Degasit s the Buyear's an Sellel’s conveyanoer {a “Canveyanaary withew furthar witon dirsetlan of a
swyar or Natsry: () such mensy is g ba hald in teust by (1A Cenveyaacsr
a3 siakeholdar sursgant ' the provizlons of the Aeal Esialy Aef panding thea complation of tha il

rzpsecian and not oft behaif of any
af e prinaipats o hs transacien; and IeY It tha sale deds ot complats, the meney should 2o returnad o such party as stakehalder

Each candition, if 50 {rd

4 copPlETION: The asls will be completzd an

cated, I3 for tha zola baneflt of ika pary Indleatad, Unless azch canalilon i walved or daciarad fulfilles uy
wiilten pstice éfvan by tha benefilng any o titd othee garty oo ar befors the data saecified (2r each candl
\arrslnzted tharsupen and iha Depasit returnable In acdordancs withy tha Fesl Estate Act

L (Comzplatien Datal
21 yve aporopriste Land Title Giftea,
5. ZO5SESSION: The Buyer will havs vacant possesslonsi Bia Bropacty &t t2eeenan_ YT {FPossaselen Daie)
CR, sublsct to the foliowing edsting tenancias, if any’

geoa0s e LECOT fatat=s

tian, g Cocirast wil bo

-

Ll

ALY

(RIGHT- 35 REAL ESTATE ASSOCLANCN AND CANAD|AH BAR AS30CIATION(BC BRANCH]
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) , _ . . PAGEZal . PAGER
FROPEATY ADORESS .

A

10,
T

12,

3.

ADUUSTMENTS: Tha Buyse wii assume and pey all taxes, ralesy, ol Improvemant aasassmeants, ek, yuiltles and oifes ahargas
framre, and Inciuaing, the date geot far adfuztments, agd all gdfustmants ath ineoming and astgalhg of whatsogysr nahird Hill ke mada
ag of _ ) : YA o (Adsrmant Daw)
MOLUDED ITEMS: The Purehiase Prica nolides any bulldinga. [rprovements, Heluros, applrteanicas ane attachmants thersin,
anct sl GHeds, awnings, scresd dodrg ard windeis, eunain rods] tracks and valanges, exad mirrers, iked samaeting, slecyle,

plimbdng, hottlng and alr condifientng fixturas and ol appurtenencas and piachmanta theseto ag wiswed [y tha Buyer at the dats
af tnspection, INCLURING: ‘ -

HUT EXCLURING:.

VIBWER: Tha Proaparty aad all included bems will by jn auhstanilal
the Suyer on ! . Y

y ihier sama condithon at e Paszsasion Dates as whan viewsd by

TITLE: Freeand olear of 3ll encumbrendes sxcepf subshsting condd
g royelties, contalnad in e origal grant or conwinsd [n any ol
rmatrletiva covanants and dghts-stuey In faveur of utilittes and pib
oxespt a8 otierwlss S8t ol Rarein.

Tons, provises, reuiFletiens, exceptions and rosarvatlons, inchid-
ter grant a7 disposhilon frem the Grown, ragistared ar penging
ie atthorites, exizllng enenctas agl out I Glanes g, [F amy and
TENDEH: Tendar o7 payement 2f fonles by the Huyer to the Seilac juil e by certifad chequie, tank draft, casht or LawysrsiNotary ‘g
[t chagia, ‘ ) : : ) : . c -

BOCUMENTS: AY documams raquired @ glva effact ta this Contr o witt ba delivsred ln registratle form whera peasssary and will
b4 lotgad for ragiatetion in (e nppropriate Land;Titlg Office by 400 pm on the Complalion Data,
FIME: Time wil ba of tha asssncs heract, and unlbsathe balance qf sha cash paymant is peid and such fo
halancs 53 MAy BS pecessary f antered Info oo gr bafora the Gompletien Uata, tha Sollor may, at e Falers opilan, tetminate hls

Contract, and, [a syeh evsnt, the amount pald t:i? tha guver will be absolutely torfaltad to the Sailer it accovdansa with the Hoal
Fslatz Ael, o accaling af damagas, without prefutlice to the Seilay's elhar omediss,

PUYEH FINANCING: If tha Buyerls falying upon 3 new marigrge o fighee tha Purchags Frics, (ha Buyar, whila sill raqulved to pay
s Purghass Frlce on tha Campletion Daje, may wait t¢ pay :r-’!a Purchiasa Frida tn (ke Sslter umill aftar tha anafer apd naw
motgaye dosiments hava baasn feddad for reristeatlon. In the sgpropetata Land Tide Qfffce, bt anly | befara such loddgiug tha
Buysr fas: (2) mada avallabiy for tander to the Seller that gartidn of ha Furchass Prica not sgelred by the pew mortgaga, and

) fulllled aff the now mortgages’s candhidns fyrfunding sxeant !c%dglng tha martgage far reglstmtlon, and {e} made avalabla w tha

rmal agraemsnt 1o pay the

_ Baller, a Lavwer's of Nalady's Undériaki1g (0 poy Iha Purchass Pripa dpon thes lgdging of tha transfer and naw morigags dostments

1k

- 15

18,

17,

18.

Bracog TU DBLER . - : IV

ared tha advanta by e mortgages of the mongage procaads pueiant 1o (e Canadlan Bar aaseclation (BG Branch) {Feal Prapany '

Seetion} standard undetakings (the ‘CBA Standard Undertaxinga™),

ELEARING TUILEY I thg Seflar has oxisiing fndncfaf charges wibe alonced fram ttfe, the Sallar, wiife st reguidred to clsar auch
charges, may wait o pay and dischargs axtatlng Ananiclal chargep unifl Immedfzisly gitar ragelpt of tha Purchasa Pice, but In this
svanl, tha Saffar agrdes thar paymart of the Purchase Frice shall Es rmada by the Buyer's Lawyer or Nptacy 10 the Sefiera Lavyer of
Netary, o s CRA Srandard Undertakiags 1o pey atit 3net discharde tha fnanclal chargas, and ramit the balange, i any. o the Sallar
COSTS: The Buyer will hear ali cests ef iha camgyanca and, lf plicabia, any gost relatad 10 arranglep & merigags and the Saler
will] baar alf comts of claarng e, '

HISIQ AN hulidings on tha Frogetty apef all stharitama ineludad I the purchasa and sale will e, and ramain, st the faltaf he Sefler

urd 12:01 &, on the Coriglstion Data. After 1?{3& tima, the Prapary and alf heluded ltema will ba at the risk of he Buysn

ALURAL: 0 Inis Contrack, any refatonca (o 8 pasty Includas tad prriy's Nelrs, Bxecuiors, adminletrators, succassors and assigns)
sipowdar lnclodas plurs! and masautine ncluded feminlne.

¥
Han thoes sat aut In s Ganteact and tha regpre:santm[ons contalaed I Iha Propenty. Disclastre Staement i incorparatad into ahd
fatring pant of fix Conursct, all of which wiil sunyive #0 campla :

lon of the zaie,

20 1T -BCREAL ESTATE ASEOCHTICH AT CANADIAN BARASSOCLMCH (BCRRANGIN

REPRESENTATIONS AND WARRANTIES: There art no regre%sematlens. warrantles, guarhiass, pemlzas of agraamsals ather
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ADDENDUM TO THAT CERTAIN AGREEMENT FOR PURCHASE AND SALE DATED
CTHIS _ DAYOF_ 3007, -

BETWEEN:

ARBUTUS HILL DEVELOPMENT LTD, A Campany duly incérporate
rmder the Laws of the Provioee of British Celumbia with an address at:

. Victoria, B.C.
{The "Selter')
OF THE FIRST PART
AND:
N&mc{s)-
Address
Occupation
Tenilcphcne |
(The “Buyer ()" )
OF THE SECOND PART

The partica hereto acknowledge and agvee that the foltowing addirional t2nng and conditions
shall be inclzded in and be deemed to ferm part of the Purchase 2nd Sale Agreement herein:

"This Agreement for Purchase and Sale shall:

(4)  he terminable a1 the oprion of the Buyer for a period of seven (7) days alter receipt of
an amended Disclosure Statement if the amendment materially affects tha offeriog or if
the ameaded Disclosure Starement 15 not receivad within nine (9) months after aceeptance
of th:e initial Disclostre Statément; '

(b} . requits no greater than 16% of the purehase prica be paid by way of deposit or otherwise;

(2} require that afl such funds including where applicable interest earned, be returned [o the
Buyer forthwith upon netice or rerminailon by the Ruyer, without deductions; and

(et} in accordance ‘with Section 57 (1) (¢), all such fimds ase 10 be held in atrust account of a
" Yeerses under the Real Estate Act, a solicitor or notary public until completion of the
rransaction or eatlier transaction.” -
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