Affidavit No. 4 of Mario'MaineIIa
== AT Sworn (or affirmed) February _9 , 2022

\ No. H200605
FEB 092022 © ) VANCOUVER REGISTRY

k\?__EGlST@ HE SUPREME COURT OF BRITISH COLUMBIA

BETWEEN:
CANADIAN WESTERN BANK
PETITIONER
AND:

2173 ARGYLE AVENUE LIMITED PARTNERSHIP,
ARGYLE GP LTD., 1104194 B.C. LTD., ABANA CAPITAL
MANAGEMENT GROUP INC., ATTI MANAGEMENT
GROUP INC., ARMAN TEHRANI, 1224979 B.C. LTD.,
ASCENT DRYWALL AND COATINGS LTD., ILIR VUKAJ
dba ADVANCED EURO PAVING, PF MECHANICAL LTD.,
TORR ELECTRIC LTD., and W.S. FIRE PROTECTION

' LTD. ‘

RESPONDENTS

AFFIDAVIT

[, Mario Mainella, CA, CIRP and Licensed Insolvency Trustee, of 430 - 505 Burrard Street,
Vancouver, British Columbia, MAKE OATH AND SAY AS FOLLOWS:

1 | am the President of The Bowra Group Inc. (“Bowra™), the Court appointed Receiver and
Manager herein (the “Receiver”) and as such have personal knowledge of the matters
hereinafter deposed to, save where stated to be on information and belief, and where so
stated, | believe such matters to be true.

2. | am authorized to swear this Affidavit on behalf of the Applicant, Bowra.

3. On December 9, 2020 the Bowra was instrument appointed as Receiver by the Petitioner’s
security in relation to the Lands and Premises which form the subject matter of these
proceedings. As set out in my Affidavit sworn herein on January 25, 2021, | was advised
by Mr. Amin Eskooch, a Director of the Respondent 1224979 B.C. Ltd., that the
Borrowers/Developers had no further funding available to complete the residential triplex
strata project situate on the Lands and Premises (the “Project”).
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At the request of the Petitioner the Receiver identified a number of items that needed to
be rectified, completed in order to obtain a Final Certificate of Occupancy for the Project
from the District of West Vancouver (‘DWV”). The details of the areas/items that needed
to be attended to in order to obtain an Occupancy Pemit for the Project are set out at
para. 7 of my January 25, 2021 Affidavit filed herein. These areas/items have now been
completed, with the DWV subsequently issuing an Occupancy Permit for the Project.

In order to take steps to compléte the Project and then market and sell the same, the
Petitioner applied for and obtained an Order from Master Muir on February 25, 2021
appointing Bowra as Court appointed Receiver over the assets and undertakings of the
Borrowers/ developers herein, which included the Lands comprising the Project (the
“Receivership Order”).

The Receivership Order granted to Bowra, among other things, the Power of sale over
assets in addition to borrowing powers in order to complete the Project.

In order to expose the units in the Project to the market, the Receiver retained the services
of Virani Real Estate Advisors (“Virani”), a firm with a great deal of experience in terms of
listing and marketing real estate both in Vancouver and West Vancouver.

The Receiver applied for and obtained an Order approving the sale of SL #3 in the Project,
which Order was granted by Master Schwartz on September 13, 2021.

Through Virani, the remaining two units in the Project have been marketed for
approximately 31 weeks, with the following being a summary of the marketing activities to
date:

¢ The Project has been listed on MLS and put on the Virani website — www.virani.ca;

¢ Two of the three units, including the unit that is the subject of this application, are
staged;

e For sale signs have been put up on site;

e E-blasts sent to 15,000 realtors and over 6,000 Virani clients;

e Advertisement in the latest edition of THE V LIST Magazine (approximately 45,000
distribution list);

- o Featured on VIRANI social media; and,
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e 30 Public open houses and 10 broker opens to date, with approximately 200
prospective purchasers attending.
o In addition, VIRANI conducted 53 viewings by appointment.

Now produced and shown to me and marked as Exhibit “A” to this Affidavit is a true copy
of a marketing report which details the listing and marketing history of the Lands and
Premises dated February 7, 2022 as prepared by Haneef Virani, the listing agent, of Virani.

As a result of these marketing efforts the Receiver has been able to obtain an offer to
purchase for SL #2 contained in the Project in the amount of $3,350,000.00 plus GST.
Now produced and shown to me and marked as Exhibit “B” to this Affidavit is a true copy
of a Contract of Purchase and Sale for the Lands and Premises dated January 17, 2022
made between the Receiver, as Vendor and Kareen Ann Zimmer and Andrew Scott
Warkman, as Purchasers, which is subject to the approval of the Court.

Now produced and shown to me marked as Exhibit “C” to this my Affidavit are the first
10 pages of an Appraisal for SL #2 in the Project dated December 9, 2020 prepared by
Niemi LaPorte & Dowle Appraisals Ltd. which places a value of SL #2 at $3,106,000.00,
including GST.

Accordingiy, the Receiver believes that in the circumstances, the proposed purchase price
of $3,350,000.00, plus GST, represents fair market value for SL #2.

| swear this Affidavit in support of the Receiver’s application for Court Approval for the sale
of SL #2 in the Project to Kareen Ann Zimmer and Andrew Scott Warkman, on the terms
set out in the Contract of Purchase and Sale attached hereto as Exhibit “B” to this my
Affidavit.

SWORN (OR AFFIRMED) BEFORE ME at
Vancouver, British Columbia, on -
February , 2022.

A Commissioner for taking Affidavits within

MARIO MAINELLA

)
)
) )
)
)

British Columbia

SOFICA PARKER
e Srileh Colamle

Sulte 430 - 505

Burrard Strest
8.C. VIR 183

Vancouver,
[osoiment Exptres: ey 31,0800 ]
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February 7", 2022
Dear Kevin Koo,

| am happy to provide to you a marketing update with regards to 2173 Argyle Avenue, West Vancouver:

e The subject property was listed for $3,798,000 plus GST on the Multiple Listing Service (MLS) on
June 30", 2021, The Subject Property was listed at this price for 111 days at which time the
price was changed to $3,598,000 and has been listed at this price since October 19, 2021. Total
days on market has been 222 days to date.

s VIRANI had taken professional photos and video of the property and prepared a professional
informational brochure (attached)

= VIRANI has sent out information on the subject property to our core list of clients approximately
2,000 people

e VIRANI has sent out information on the subject property to all REALTORS in the REBGV — Real
Estate Board of Greater Vancouver —approximately 15,000 realtors

¢ VIRANI has sent out information on the subject property to our international contacts and other
VIRANI international offices

o VIRANI has advertised the suite online through VIRAN| website, social media and Real Estate
Weekly and in print through local Newspaper and THE V LIST MAGAZINE (2 times) — over 45,000
distribution

s VIRANI has hosted over 10 Brokers Opens and approx. 30 Public Open Houses — approximately
over 200 Buyers attended

e VIRANI has conducted 53 By Appt viewings

e We have had 2 offers to date and an offer at $3,350,000 PLUS GST has been accepted subject to
court approval

| feel the accepted offer we have represents a very fair market value. Many Brokers had inquired on
pricing asking if a price around $3 million including GST was possible and if not they didn’t want to write
any offer. We have had numerous Buyers and Brokers through the home and as we are aware the home
has many great attributes but does have some challenges with the layout being over 3 levels. Based on
the feedback from other Brokers and Buyers, | feel the accepted offer should be approved as again it
does, in my mind, have a very strong true market value number. The accepted offer initially came in

at $3.2 million plus GST; we were able to counter back and forth until we were able to push them to the
accepted price at $3,350,000 Plus GST. The terms and conditions were very fair.

Best,

Haneef Virani

!
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VIRANI REAL ESTATE ADVISORS

Head Office | 105-160 Park Ropal § | Wess Vancuuver | VIT 1A2
Yincouver | 162-1500 Hewe St | Yancouver | VEZ INI

Saattle | LOF-10655 NE 4zh St | Bellevue | 968004

London | 2nd fioor, Berkeley Square House | Maglair | WIJ 68D
Motcow | 3rd Floor 10 Vardrizhenka Strect | Mascuw | 125009
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West Vancouver

2 bedrooms + den+ office + 3 1/2 bathrecoms
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This is Exhibit "G}' referred tointhe
affidavit of...RE2.. LAUNEA,

made befo on, [ERRUMX R....200%
I Rhteon

A Commissloner for taidqg Affidavils
within Brilish Columbia

SOFICA PARKER
A Comsmissioner for Taking Affidavits
Within the Province of British Columbio
Sulte 430 - 505 Burrard Street

r, B.C. VIX 1M3

| Appointment Expires: Msy 31, 2024 l
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REAL ESTATE SERVICES Fongees 2 &W

CONTRACT OF PURCHASE AND SALE

BROKERAGE: Stilhavn Raal Bstate Services DATE: January 17¢h 2022
ADDRESS: 36 East Sth Avenue Vancouver BC V5T1G8 PHONE: (604) 398--7999
PREPARED BY: Bret SGhillebmka PREC* MLS® NO: R2626923
BUYER: Rareen Zimmer SELLER: ™ sowrs Grocp 310,, Beceivex st 2172 2rcyie Avecas 62, 214180 BC Gad., Zoyvle
BUYER: Andrevw Warkman SELLER:
BUYER: SELLER:
ADDRESS: 306 918 Cooperage Way ADDRESS: 2173  ARGYLE
West Vancouver BC

Vancouver BC PC: V6BOAT PC: VIV _1AS
PROPERTY:

2173 ARGYLE AVENUB
UNIT RO. ADDRESS OF PROPERTY
West Vancouver V7V _1a5
CITY/TOWN/MUNICIPALITY . POSTAL CODE
031-367-470 e
PID OTHER PID{S)

STRATA LOT 2 DISTRICT LOT 775 GROUP 1 NEW WBSTMINSTER DISTRICTSTRATA PLAN EPS6008
TOGETHER WITH AN INTEREST IN THE COMMON PROPERTY IN PROPORTION TO THE UNIT
ENTITLEMENT OF THB STRATA LOT AS SHOWN ON FORM V

S e,
LEGAL DESCRIPTION | Jpre l mm
The Buyer agrees to purchase the Property from the Seller on the following terms and subject conditions:
1. PURCHASE PRICE: The Purchase Price of the Property will be % OO0 _ gy —of NS
. TR -2 0R-ENo=Bundxcd-3hoiazand Sa.sm ~’f"
N
— az : DOLLARS (Purchase Price)
2, DEPOSIT:Adepositof$:200-000+00 W e Price, will be pald within
~=7 %84 hours of acceptance unless a as fo .

flows:
y of Dank D:aft within l:om:a oi ﬁd.nnl. wbject :mval. RO E0=h0R=$i00p0 00=and=hoid

All monles pald pursuant to thls Section (Deposit) will be pald in accordance with Section 10 or by uncertified
cheque except as otherwise set out in this Section 2 and will be delivered In trust to Stidirevr-Rewi-ggtute

C Sexwices  Virani Real Estate Advisors and held [n trust In accordance with the provisions of the Rea/
03  Estate Services Act. In the event the Buyer fails to pay the Deposit as required by this Contract, the Seller may, at the
er’s option, terminate this Contract. The party who receives the Depositis authorized to pay afl or any portion of the
_Dg&_s_ltto the Buyer's or Seller’s conveyancer (the “Conveyancer) withcut further written direction of the Buyer or Seller,
~——ts _ provided that: (3) the Conveyancer Is a Lawyer or Notary; (b) such monay is to be held in trust by the Conveyancer as
OJJO stakeholder pursuant to the provisions of the Real Estate Services Act pending the completion of the transaction and
not on behalf of any of the principals to the transaction; and (c) if the sale does not complete, the money should be
returned to such party as stakeholder or paid into Court.

¥y | -
SELLER'S INITIALS
BCI037 REV. KOV 2021 COPYRIGHT BC REAL ESTATE ASSOCIATION

© 2021, Gitdsh Coltrnbia Rea) Estate Assodation PBEREAT. Allcighis resarvad. This torm was dovetoped by BCREA for tha use 2nd reproduttion by BC REALVORS® snd cthes partios suthorizad in
wiiling by BCREA. Any cthar Usa or reprosustion Is prohidited extept with pirtor written consent of GCREA. This form &3 noxto be siered when printing oF roproducing the standond pro-set portion.

BCREA bexrs oo tab3tly for yous use ol this form.

CREA WEBForr® »
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DocuSign Envelope (D: E1BF3507-01EF-4AB4-A788-EECACCOADIDS
BocuSign Envelope [D: AFAG4AOS-85CA-428A-841F-BTOESIBECSSF
2173 ARGYLE AVENUE West Vancouver BC V7V 1AS PAGE 2 of 8 PAGES

PROPERTY ADDRESS ’

3. TERMS AND CONDITIONS: The purchase and sale of the Property includes the followlng termsand is s
fo!lowl% fondlﬂons. —rCel.

Subject to the Buyer receiving finanoin attammuble to the ar on ar before January €7, 2023.
whiaaubjut&s:orthemgm -: By B '

THEPECTICN: 31
Subjact to the Buysr racaiving and approving a site inspesction and

by January @9y 2 RpUByy
roport against any defeots whose mlauva ccst. oz mvﬂil'-' exceads §1,000 and which reasonably may
adversely affect tha property's use or valuo. ubjcot €or tha sole bonofit of the Buyer.

TITLE SEARCH: 3 o 4 C__.-"J
Subject to the Buyer on or before January iy ing a copy of the ti.ue search

results againat the presence of any charge or other feature, whathar registercd or pending,
reasonably may adve:eoly atfect the property's use or valuo.If this ccmm:&on ie waived or dec:l.a:ed C~r
£ulf£illed, the copy of tha title search result will ba Sncorporated into and form part of this contract o
and the Buyer acknowledges and accapts, despite any othor provision in this contract, that upon completion
the Buyer will receive title conea.tning any non-finasecdal ¢l a sot cut in the of tho title search
:esulta that ia attached to and forma part of this contract.This condition ia for sole benefit of th
uyer 31
gglzajzect to the Buyer receiving and boing saticfied with the following documents on or befors January B%
*A copy of the registered Strata Plan 08
*A copy of the f£inal occupancy parmit .
*A copy of the New hoze warvanty -G,
*A complato copy of tho trust arrangements in respect of the Now Home Warranty

*A oopy of the Strata corporation bylaws
[ gj!' 9 Thio condition is for the sole benefit of the Buyer.

The approved Schedulo A is attached and forms part of this contract.

d m:mta that the 8ener .in dnl.y u.cmed parsuant to the Roxsowner Protectiocn
: an p:.ace.'rhe sana: w!.u pmma to C

and that the Barlaeamr —treurwm ; Act 4
Buyer on or be:oro aannary 21. 2032 al) muu o! ebe wmeu y

er Protection Act.

o

3

ofehinmt:actthatehe mnmen ¥ fas
possession date, whichover is girst. :

YR wm holdback from the sale proceeds, as & builders 1ien homxuuummumuenwt,
g atho 1\wo£tha.inp:ovmea!c:ss&yaa!terthadaeeoﬂlaameeoﬂtbe
ce:ti.ﬁcaﬁeoﬁmlet&onc: ﬂ.cate. fo:ss:lawsaetarehe.lamo.‘.thedatoche KN}
—m'ﬁonsract 1a completed, abandoned or be voouponay prnit io issusd. Tho Buyar's davyer A
(03  or notary will place the holdback in an intetast-beuing mae acemme CH P :
0-10 benofit of the Beller. The parties agrea the improvazents are valued at §
tetnl. ag X $300-3900 por sf).

r""“ G pdazanta) am of this cantract that the Seller must have finished m work, and delivered to
tha, Buyer on or before tho CCRDYE sacanditional Municipal/City/Regional ‘._,&,I.
~leattiticate or other @ evidme satisfactory to the Buyer thAt COTRLPUOTI=to~tlaiohal L

The Sellexr will allow the Buyer (or the Buyer's tradas or mpteaeneaeivaa) access t.o the proporty, with
w reasonable notica, os 3 separate occasions prior to completion.

The Seller will allow access to tha proparty, with reagonable notice, for the purpose of any appralsals

Each condition, if so indlcated Is for the sole benéﬁt of the party Indlcated, Unless each condition is walved or declared
fulfilled by written notice given by the benefiting party to the other party on or before the date specified for each
condition, this Contract will be terminated thereupon and the Deposit retumnable In accordance with the Rea/ Estate
Services Act. ’

—(3
~ ,&l\) ' y M
SELLER'S INITIALS

E€CT0S7 REV, KOV 2021 . COPYRIGHT BC REAL ESTATE ASSOUATION

© 2021, Brittsh Columbla Rat) Gstate Assodetion FBEREAT. Al rights reserved. This form was developed by SOREA for the use and reprodustion by BC REALTGRS® and other parties sutharized in
writing by BCREA. Aoy other use Gr repsodiction s prohihited arcept with pefor written ecnsent of GCREA. Tids form &s Nt to De aXercd when priviing of reproducing tha standsnd pre-se¢ portion.

BCREA bears o Rabilty for your use of this farm.

cmmm&
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PROPERTY ADDRESS

3. TERMS AND CONDITIONS: The purchase and sale of the Property includes the following terms and Is subjectto the
fo!lowing conditlons:
pY and an authorized representative of the Seller will jointly conduct a wa
A th:oug hmspgotion of the property no later than January 27, 2022.

The Parties will, immedtméaly after completion of the walk-t hrougit“inspection, -
.,gaﬁmplote a deficiency list of mmbtuall agreed upon ite fat are to be remedied by
Seller (the "Deficiency List®). FRe-Baficiencmy-~ri t. which will form part of the
contract, will identify tha def:l.c:l.eno.les paa irolude a mutually agreed upon value for
] each of the deficiencies to be regsdied. Both partiesS~wil] sign, date and retain a
OJA) copy of the Deficiency List PG qimuty of work and materialn-aggd to correct the
deficiencies will bg 78l to or better than that of the surrounding™veagtruction.

The Sgller”will make all reasonable efforts to complete the deficiancy list before the
actipletion date.

’ SeQuent that the deﬁcienciee are not rectified 10 days prior to the Completion
_nate, the Buyer's COnvey il _hold back frcm the sale proceeds the amount
e,_“ specified for any unco::ected deficiency umtd hg ¢ efj.c:l.enciea apecif.ied on the
X ficiency List are completed, and will place eh.i.s holdback 2¥ :

eyancer's trust account.

: 1er agrees that if the conveyance of the Proparty has completed and any of the
Bafdc c.{es have not been corraected, the Buyer’'s conveyancer will retain an

cost of these :epaits ahould Ehm ax. be required to remedy any of the deficiencies)
until the Seller corxrects the defic:l.enc et ~which _shall not bs later than 10 days
after the Completion Date. The Seller agrees that it tiheedaf cieneies have not been
—Cogirected by the later date, the Buyer's conveyancer may release v

ck to the Buyer and the Buyer may correct the deficiencies h:lmsel

g the ident:.ﬁcatiou and pricing of deficiencies, the
derTriunesos d_xelease of the holdback will be settled by
i . Bet at the expense of

o :ecuﬁcat:l.onof ‘the
arbitration under the Brit:l.ah Collmbj.a Oom 0
the Seller.

s M The Buyers acknowledge that they are or will be, on the completion date, a Canadian
Citizen or Permanent Resident o£ Canada. As a Canadian Citizen or Permanent Resident
og Canada, the Buyer may be required to pay Property Transfer Tax equal to the total
of:

1. 1% of the Purchase Price on the £irst $200,000;

2. 2% of the Purchase Price that esxceeds $200,000 but does not exceed $2,000,000;
3. 3% of the Purchase Price that exceeds $2,000,000 but dces not exceed $3,000,000.
4. 5% of the Purchase Price that exceeds $3,000,000 plus

The Buyer and/or property may qualify for a full or partial exemption and has been
advised to obtain independent legal advice regarding this possibility as well as how
their residency status may trigger additional Property Transfer Tax obligati.ons
pursuant to this purchase.

Each condition, if so indicated is for the sole benefit of the party indicated, Unless each condition is waived or dedared
fulfilled by written notice given by the benefiting party to the other parnty on or before the date specified for each
condition, this Contract will be terminated thereupon and the Deposit returnable in accordance with the Redl Estate

. SeMcesAct.
e -

ALS | SELLERSINITIALS
BC2057 REV. XOV 2020 COPYRIGHT BC REAL ESTATE ASSOCIATION

© 2021, Brttith Columbly uu!mmmammmmmmwwmwmmmmwacmmmmmwh
wriling by BCREA. Any other use or roprodistion is prohibited except with prior written consens of BEREA. This form is nct t be sftered whan priming of reproducing the sandard pan-set portion.

SCRAEA bears no Bablity for your use of ethis farm.
CREA WECForm® a
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2173 ARGYLE AVENUE Wast Vancouver BC VIV 1AS PAGE 4 of 8 PAGES
PROPERTY ADDRESS ‘
3. TERMS AND CONDITIONS: The purchase and sale of the Property includes the following terms and is subject to the
following conditions:
The purchase price does not include GST and the Buyer is solely responsible to
pay the GST.

The Buyer confirms the receipt of independent GST advice concerning the
obligation to pay GST and will be responsible to pay any GST and apply for any
GST rebate in connection with this transaction.

Rot withstanding any and all representations made, the Buyer is satisfied with
the size and square footage of the property and improvements as viewed. The
Buyer acknowledges that the information and the measurements they have received
are not guaranteed to be accurate, and therefore should not be relied upon
without verification of the buyer.

The Buyer has been advised to contact the local municipality for information on
any zoning changes, development applications or other improvements that may
impact views, traffic patterns or their subjective use or enjoyment of the.
property.

The Buyer understands that neither the selling brokerage nor its representatives
warrant or guarantee any information concerning the property received from
either the listing brokerage or its representatives. The Buyer is urged to
carefully read these documents and to confer with professional advisors of their
choice. Additional information can be reguested from the Seller or from an -
indspendent source.

The Buyer acknowledges that the brokerages providing agency services to the
buyer and seller and their respective designated agents do not provide legal or
other expert advice beyond the scope of their agency duties. The Buyer has been
advised to seek independent legal and/or expert advice pertaining to the
purchase of this property and the contents of this offer.

Subjact to Court approval obtained by the Sefler on or before March 17, 2022. This condition is for the sole benefit of the Saller.

=
e

Each condition, if so Indicated Is for the scle benefit of the party Indicated, Unless each condition is waived or declared
fulfilled by written notice given by the benefiting party to the other party on or before the date specified for each
condition, this Contract will be terminated thereupon and the Deposit returnable in accordance with the Reaf Estate

Services Act.
M
. SELLER'S INITIALS
BC0ST REV. KOV 2029 COPYRIGHT BC REAL ESTATE ASSOCIATION

om.mmuauummmgmmwmammwummmmwmqummwmwm
wrtting by BOREA, Any other 130 or reproduction s prohibized mmmmmammmumumwmmwmmmmm
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(= Frorerty aooress o I Wi
— et ot EpproTEHY by e Sater oTTOT T AT 2022w
Lﬂ. COMPLETION: The sale will be completed on 2p=dd
TS (Completion Date) at the appropriate Land Title Office. Apri) 20, 2022 .
[;s. POSSESSION: The Buyer will have vacant possession of the Property at 10 o'clock __a.m '
C‘. 'y Pprdle——39 ,yr2022 (Polssession Date) or, subject to the following existing tenancies, If gny:-~~ G

Apil 21,222 0on)

vt other charges from, and including, the date set for adjustments, and all adjustments both incoming and putgoing
whatsoever nature will be made as of Apud: ADbh- ,y1,. 2022 (AdjustmentDatej.

7. INCLUDED ITEMS: The PurchasePriceincludesanybuildings, hnpmemsglntg.% appurtenancesandattachments
thereto, and all blinds, awnings, screen deors and windows, curtaln rods, tracks and valances, fixed mirrors, fixed
carpeting, electric, plumbing, heating and air conditioning fixtures and all appurtenances and attachments thereto as

viewed by the Buyer at the date of inspection, INCLUDING:
Washer, Dryer, :Er:ldge_, ccoktop, wall ovens, planter boxes on roof patio.

08
|,,-/6. ADJUSTMENTS: The Buyaer will assume and pay all taxes, rates, local Improvement assessmgﬂm @T@

BUT EXCLUDING: .

8. VIEWED: The Property and all included items will be in substantially the same condition at the Possession Date as
when viewed by the Buyer on January 16th yr.2022

9. TITLE: Free and clear of all encumbrances except subsisting conditions, provisos, restrictions exceptions and
reservations, including royalties, contained in the ariginal grant or contained in any other grant or disposition from
the Crown, registered or pending restrictive covenants and rights-of-way in favour of utilities and public authorities,
existing tenancles set out in Section 5, If any, and except as ctherwlise set out herein.

10. TENDER: Tender or payment of menles by the Buyer to the Seller will be by certified cheque, bank draft, wire transfer
or Lawyer's/Notary’s or real estate brokerage's trust cheque.

11. BOCUMENTS: All documents required to give effect to this Contract will be delivered In registrable form where
necassary and will be lodged for registration In the appropriate Land Title Office by 4 pm on the Completion Date.

1A.SELLER'S PARTICULARS AND RESIDENCY: The Seller shall deliver to the Buyer on or before the Completion Date a
statutory declaration of the Seller containing: (1) particulars regarding theSeller that are required to be included in the
Buyer’s Property Transfer Tax Return to be filed in connection with the completion of the transaction contemplated by
this Contract (and the Seller hereby consents to the Buyer Inserting such particulars on such return); (2) a declaration
regarding the Vancouver Vacancy 8y-Law for residential properties located in the City of Vancouver; and (3) if the
Seller Is not a non-rasident of Canada as described in the non-residancy provisions of the Income Tax Act, confirmation
that the Seller is not then, and on the Completion Date will not be, a non-resident of Canada. If on the Complation
Date the Seller Is a non-resident of Canada as described In the residency provisions of the Income Tax Act, the Buyer
shall be entitled to hold back from the Purchase Price the amount provided for under Section 116 of the /ncome Tax

Act.
I _,.,i,g.uo IC" AL

BUYER'S INITIALS SELLER'S INITIALS
BC2057 REV. NOV 2021 . COPYRIGHT BC REAL ESTATE ASSOCIATION

© 2021, Brich Columbdia Rea! Estato Assodation BCREA"D Al fights reserved. TRis form was doveloped by BCREA for the use and reproduttion by BC REALTGRS® and other parties suthcrized i
waling by ECREA, Any other Use o7 reproduction Is grohibized ezoapt with prior written consant of GCREA. This foem i3 not ta ba sitered whan printing of reproducing the s:a2eT Provict portion.

BCREA bears no tablilty for your use of this form.
' cmmmw&
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PROPERTY ADDRESS

11B.GST CERTIFICATE: If the transaction contemplated by this Contract is exempt from the payment of Goods and
Services Tax ("GST"), the Seller shall execute and deliver to the Buyer on or before the Completion Date, an appropriate
GST exemption certificate to rellave the partias of their obligations to pay, collect and remit GST in respect of the
transaction. If the transaction contemplated by this Contract is not exempt from the payment of GST, the Seller
and the Buyer shall execute and deliver to the other party on or before the Completion Date an appropriate GST
certificate in respact of the transaction.

12. TIME: Time will be of the essence herecf, and unless the balance of the payment Is pald and such formal agreements
to pay the balance as may be necessary is entered into on or before the Completion Date, the Seller may, at the Seller’s
option, terminate this Contract, and, in such event, the amaunt pald by the Buyer will be non-refundable and absolutely
forfelted to the Seller, subject to the provisions under the Real Estate Services Act, on account of damages, without prejudice
to the Seller’s other remedies.

13. BUYER FINANCING: If the Buyer Is relying upon a new mortgage to finance the Purchase Price, the Buyer, while still
required to pay the Purchase Price on the Completion Date, may walt to pay the Purchase Price to the Seller until after
the transfer and new mortgage documents have been lodged for registration in the appropriate Land Title Office, but
only i, before such lodging, the Buyer has: (a) made avallable for tender to the Seller that portien of the Purchase
Price notsecured by the new mortgage, and (b) fulfilled all the new mortgagee’s conditions for funding except ledging
the mortgage for registration, and (c) made avallable to the Seller, a Lawyer's or Notary's undertaking to pay the
Purchase Price upon the lodging of the transfer and new mortgage documents and the advance by the mortgagee
of the mortgage proceeds pursuant to the Canadlan Bar Assoclation (BC Branch) (Real Property Section) standard
undertakings (the “CBA Standard Undertakings?).

14. CLEARING TITLE: If the Seller has existing financial charges to be cleared from title, the Seller, while still required to
clear such charges, may wait to pay and discharge existing financial charges until inmadiately after receipt of the
Purchase Price, but in this event, the Seller agrees that payment of the Purchase Price shail be made by the Buyer’s
Lawyer or-Notary to the Seller’s Lawyer or Notary, on the CBA Standard Undertakings to pay out and discharge the
financlal charges, and remit the balance, If any, to the Seller.

15, COSTS: The Buyer will bear all costs of the conveyance and, If applicable, any costs related to arranging a mortgage
and the Seller will bear all costs of clearing title,

16. RISK: All buildings on the Property and all other items included in the purchase and sale will be, and remain, at the
risk of the Seller until 12:01 am on the Completion Date. After that time, the Property and all included items will be at
the risk of the Buyer.

17. PLURAL: In this Contract, any reference to 3 party includes that party’s heirs, executors, administrators, successors
and assigns; singular includes plural and masculine includes feminine.

18. REPRESENTATIONS AND WARRANTIES: There are no representations, warranties, guarantees, promises or
agreements other than those set out in this Contract and the representations contained in the Property Disclosure
Statement if incorporated Into and forming part of this Contract, all of which will survive the completion of the sale.

19, PERSONAL INFORMATION: The Buyer and the Seller hereby consent to the collection, use and disclosure by the
Brokerages and by the Managing Broker(s), Assaclate Broker(s) and representative(s) of those Brokerages (collectively
the “Designated Agent{s)) deseribed In Saction 21, the real estate boards of which those Brokerages and Licensees
are members and, if the Property is listad on a Muitiple Listing Service®, the real estate board that operates the
Multiple Listing Service®, of personal Information about the Buyer and the Seller:

A. for all purposes consistent with the transaction contemplated herain:

[“,',x i

I SELLER'S INITIALS
BCZ057 REV. KOV 2028 COPYRIGHT 6C REAL ESTATE ASSCOATION

oew.mmmmwmymmmmm«uwwmmmmwmnacamwwmmmhcm
wriing by BOREA. Aay othar use or raproduction is prehibited exeept with prior written consant of BCREA, This farm 13 not 3 bo altered when printing of reproducing tha sandard pre-ses portion.

BCREA bears no Sakiiity for your uso of this form.
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PROPERTY ADDRESS

B. ifthePropertyislisted on a Multiple Listing Service®, for the purpose of the compllation, retention and publication
by the real estate board that operates the Multiple Listing Service® and other real estate boards of any statistics
Including historical Multiple Listing Service® data for use by persons authorized to use the Multiple Listing Service®
of that real estate board and other real estate boards;

C. for enforcing codes of professional conduct and ethics for members of real estate boards; and

D. forthe purposes (and to the reciplents) described in the British Columbia Real Estate Assoclation’s Privacy Notice
and Consent form.

The personal information provided by the Buyer and Seller may be stored on databases outside Canada, in which
case it would be subject to the laws of the jurisdiction in which it is located.

20. ASSIGNMENT OF REMUNERATION: The Buyer and the Sefler agree that the Seller’s authorization and Instruction
set out in Section 25(c) below is a confirmation of the equitable assignment by the Seller in the listing contract and is
notice of the equitable assignment to anyone acting on behalif of the Buyer or Seller.

20A.RESTRICTION ON ASSIGNMENT OF CONTRACT: The Buyer and the Seller agree that this Contract: (a) must not
be assigned without the written consent of the Seller; and (b) the Seller is entitled to any profit resulting from an
assignment of the Contract by the Buyer or any subsequent assignee.

21. AGENCY DISCLOSURE: The Seller and the Buyer acknowledge and confirm as follows (initial appropriate box{es) and
complate detalls as applicable):

&_, A. The Seller acknowledges having received, read and understood the BC Financial Services
%— Authority (BCFSA) form entitled “Disclosure of Representation In Trading Services” and hereby

confirms that the Seller has an agency relationship with Haneef Virani PREC#

who is/are licensed in relation to VIRANT REAY, ESTATE ADVISORS

The Buyer acknowledges having received, read and understood the BCFSA form entitled
“Disclosure of Representation In Trading Services” and hereby confirms that the Buyer has an
agency relationship with Bret Schillebeaeckx *PREC/ 5

Dana _Propp
who is/are licensed In relation toStilhavn Real Estate Services
- URORERAGE

C. The Seiler and the Buyer each acknowledge having received, read and understood the BCFSA
form entitled “Disclosure of Risks Assoclated with Dual Agency” and hereby conflrm that they

each consent to a dual agency relationship with — TR —————
who Is/are licensed in relation to STORERREE

having signed a dual agency agreement with such Designated Agent{s) dated

I I D. If only (A) has been completed, the Buyer acknowledges having received, read and understood
4 the BCFSA form “Disclosure of Risks to Unrepresented Partles” from the Seller's agent'listed in (A)

INITIALS
and hereby confirms that the Buyer has no agency ralationship.
o .
q 400 | &
BUYER'S INITIALS . SELLER'S INITIALS
L2057 REV. KOV 2021 COPYRIGHT GC REAL ESTATE ASSOCIATION

©32021, Britsh Coksmdla Res) Estats Assodetion FBEREAT. All sights rasarved. This form was deveioped by BCREA for tha ute and reprodutction by 8C REALTGRS® £nd other pirtiss authorized in
wrking by BCREA, Any other use o7 reproduction is prohitized arcept with grior written ecnsant of BCREA, This form by nat (o ba aitered when prinzing of feproducing the standard pro-set portion.
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E. If only (B) has been completed, the Seller acknowledges having received, read and understood
JIN_H'IAL the BCFSA form “Disclosure of Risks to Unrepresented Parties”® from the Buyer’s agent listed in

(8) and hereby confirms that the Seller has no agency relationship.

22. ACCEPTANCE IRREVOCABLE (Buyer and Seller): The Seller and the Buyer specifically confirm that this Cantract of
Purchase and Sale is executed under seal. It is agreed and understood that the Seller’s acceptance is irrevocable,

l _,_.,f“lgludlng without limitation, durtng the perlod prior to the date spacified for ther:
| or waive 1e Somf and conditions hereln contalned; and/or - 1)
03 B. exercise any op m IEln co% ned. . [-';d
l . THIS IS ALEGAL DOCUMEN‘I'. READ THIS ENTIRE DOCUMENT AND INFORMATION PAGE BEFORE YOU SIGN.
24. OFFER: Thf?qaffer. or counter-offer, will be open for acceptance until ;5_?_00-___ oclock _p.m. on
Janu =80= 36 ,yr.2022 (unless withdrawn In writing with notification to the other party of such
| /4 revocation prior to notification of its acceptance), and upon acceptance of the offer, or counter-offer, by accepting in

writing and notifying the other party of such acceptance, there will be a binding Contract of Purchase and Sale on the
terms and conditions set forth.

If the Buyer is an individual, the Buyer declares that they are a Canadian citizen or a permanent resident as defined
in the Immigration and Refugee Protection Act:

L

e )
BUVER
tF4COFSC23MC .
Rareen Zimmer
PRINT NAME PRINT NAME
WITNESS WITNESS WITNESS

25. ACCEPTANCE: The Seller {a) hereby accepts the above offer and agrees to complete the sale upon the terms and
conditions set out above, (b) agrees to pay a commission as per the Listing Contract, and (c) authorizes and instructs
the Buyer and anyone acting on behalf of the Buyer or Seller to pay the commission out of the proceeds of sale and
forward coples of the Sellar's Statement of Adjustmens to the Cooperating/Listing Brokerage, as requested forthwith

after Completion. 1/19/2022

Seller's acceptanceisdated s YT-.

The Sefler declares thelr residency:

RESIDENT OF CANADA] [+ A}* NON-RESIDENT OF CANADA asdefined under the Income TaxAct.

INRIALS
by:
® @ )
SE SETLER SELLER
S255883210204CB...

The Dowrs Grocp 100., Receiver Gf 2173 Argyls avasue

SRINT NAME PRINT NAME PRINT NAME

WITNESS WITNESS WITNESS
SPREC reprusents Persona) Resl Estste Cosporation
Trademarks 270 ownsd of controled by The Cansdlen Read Estate Assoctetion (CREA) and ideritify rea professionals who sre members cf CREA (REALTORY) snd/or the quality of senites thoy
Srovido{MLSS).
BC2057 REV. NOV 2021 COPYREGHT BC REAL ESTATE ASSOTIATION

© 2621, British Columbla Redd Estats Association (*BCREA". Al rights rasesved, This form was deveioped by BCREA for tha use and reproduction by 8C REALTORS® snd cther pisties suthasized In
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NOTICE TO REALTOR

MULTIPLE LISTING CONTRACTS FOR PROPERTIES FOR SALE
BY A COURT APPOINTED RECEIVER '

1. This property is listed for sale by The Bowra Group Inc. (the “Receiver”) in its capacity as
Court-appointed Receiver and Manager of 2173 Argyle Avenue Limited Partnership, Argyle
GP Ltd. and 1104194 B.C. Ltd., with authority to market and sell the subject property.
Accordingly, the Receiver is executing this agreement, and any sale agreements, in that
capacity only, and not in its personal capacity, such that it incurs no personal or any other
liability by virtue of its execution of such agreements. The Receiver is not the owner of the
property, and all offers for purchase of the subject property are subject to Court approval.

2, YOU MUST ATTACH AN APPROVED SCHEDULE “A” TO ANY OFFER BEING
PRESENTED.

3 Your entitlement to commission is subject to:
(@)  Court approval of the sale of the subject property;
(b)  Completion of the sale in full compliance with such court approval; and
()  Itnotbeing an excluded sale, that being:

® A sale of the property to any mortgage insurer in respect of a valid and
perfected mortgagor as against the lands (the “Mortgagors”™);

(i)  An Order Absolute or Order for Sale in favour of any of the Mortgagors, or
related party assignee(s); and )

(iii) Redemption qf the mortgages by any of the Morigagors.

except to the extent that the final purchase price as approved by Court Order to any of
these parties is higher than an offer presented to court for court approval resulting in a
sealed bid process, and in such a case the commission shall be payable on the
increase or lift in price from the offer presented and that offer which is ultimately
accepted by the court, and concluded.

4. A property in a court process such as this is offered for sale “as is™ and the Receiver shall not
be ligble for any claims arising from the condition of or defects in the subject property.

5. The Receiver makes no representations or warranties as to the condition of or defects in the
subject property, including, without limitation, the presence or absence of urea formaldehyde
insulation or asbestos, or any other environmental hazard, including prior use for an illegal
purpose. YOU ARE NOT AUTHORIZED . TO MAKE ANY REPRESENTATIONS AS TO
THE CONDITION OF THE PROPERTY ON BEHALF OF THE RECEIVER.
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SCHEDULE “A"
{Court Approved Salo)

17/2022
DATE: il

CONTRACT OF PURCHASEAND SALERE: 2173 Argyle Ave West Vancouver, BC VMIAS
“Property”)

The following terms replace, medify and where applicabls ovenide the lerms of the attached Contract of Purchase
and Sale. Where a conflict arises between the tenms of this Schedule and the Contract of Purchase and Sale, the
terms of this Schedule shall apply. Notwithstanding any term or condiion to this Contract of Purchase and Sale,
whethsr contained hereln or otherwise, on eccepting this Contract of Purchase and Sale the parties hereto agree as

1. All references to Vendor/Sellsr in the Contract of Purchase and Sale and in this Schedule mean The Bowra
Group Inc., as court appointed receiver and manager of 2173 Argyle Avanue Limited Partnership, Argyle GP Ltd.
and 1104194 B.C. Lid. (the “Recelver”), and not in its personal capacily, pursuant o the Recsivership Order
proncunced on February 25, 2021 (n B.C. Supreme Court Action No. H200805.

2. The Receiver Is not contractually or otherwise liable to any party In any way under this Contract of Purchase and
Sale, and shall not be undsr any cbigation to advocate for the Courf’'s acceptance of this Cantract of Purchass
end Sale. The only cbligation of the Recelver will ba to factiitate the completion of a salo once all conditions
haveWMWW,WWMAMaMMmewWW.MWbM

3. The Buyer accepls the Properly “as Is, where Is” as of the Possesslon Date and saves the Recelver harmless
from all cleims resuliing from or relating to the ago, fitness, condition, zoning, lawful use, envircnmental condition
or circumstances and lacafion of the Proparty, and agrees to accept the Property subject to any outstanding work
orders or nolices or infractions as to the dale of closing and subject to the existing municipal or cther
govemmaenta) by-laws, restrictions or orders affecting its uss, including subdivision agreement and eassments.

4. The Buyer ecknowledges and agress that tha Receiver makes no representations or wamenties whatscever with
respect to the Property. The Buyer acknowledges and agrees that thay have relied entirely upon their cwn
Inspection end Investigation with respact to quantily, Guafity and vaiue of the Property.

5. With respect to environmsntal matters, and without Emiting the generalily of the foregcing, the Buyar egrees that
they are responsible to investigate the environmentai condition of the Property to thefr satisfaction and that they
are responsible to salisly thamselvas, and Is relying on thelr own Investigations to verify that the level of
Contaminants, as hereinafter defined, on or migrating to or from the Property is satisfactory to the Buyer and the
envirenmental condition of the Property is otherwise accepteble. Contaminants includes, without limitation, any
contaminant, poflutant, underground or aboveground tank, asbestos materals, urea fonmaldehyde, deleterious
substance, dangerous substance or good, hazardous, comosive or toxic substance, special waste, waste or any
other substance which Is now or hereafter regulated under any laws, regulations, bylaws, orders or cther lawiul
requirements of any governmental autherlly having jutisdiction over the Property. .

6. The Receiver ia not and will not ba liable to the Buyer nor to anyone clalming by, through or under the Buyer for
any damagas, cosls or expenses for damaho caused to the Property by tho registered owner of the Property or .
their tenants, guasts, assigns, agents or by persons unknown.

7. This Contract of Purchase and Sale is subject to approval by the Suprema Court of Britlsh Columbla (the
“Court™), with the real estata commission In respect of this contract of Purchase and Sale to be paid only if the
sale completes pursuant to an onder of the Court in the Proceedings In a transaction that is not an Excluded
Transaction as defined In the scheduls to the listing contract. This condition is for the sole benafit of the
Recelver.

8. The Buyer acknowledges and agrees that the process for sala approval has not yet been set, and may ullmately
be dstermined by court order with a further tender process to be undartaken, in which case the Buyer may be
entitled to submit a further offer. In addition, and among other things, the process may contemplate that other
prospective purchasers may afiend in court [n person or by agent at the hearing of the motion to approve this
Contract of Purchase and Sale and such prospective purchasers may meke compsting offers which may be
approved by the court. The Recsiver may be compelled to advocate that the court consider a further tender
process be undertaken, or that other offars ba accepted, in order to cbiain the highest price for the Property.
The Receiver gives no undsriaking to advocate for the acceptance of this offer. To protect his Intesest in

-3- e kD)
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purchasing the Property, the Buyar acknowledges and agrees that they should attend at any future court hearing
in person or by agent and bo prepared there, or as may ctherwise be directed by the court. to make such
mndedmhmwdoﬁwﬁopmdme}ho%peﬂyasﬂwemtmymmwm

9. This Contract of Purchase and Sale may be terminated at the Recelver’s sole option if at eny time grior to Court
approval tha Recelver dotsrmines it is inadvisable (o present this Contract of Purchase and Sale to the Court for
any reason whatscever, and In any such event tho Receiver shall have no further ebiigations or liabllity to the
Buyer under this Contract of Purchase and Salo or ctherwise. This condition (s for the scle bensfit of the

10. The Buyer acinowledges and egrees that they are purchasing {lle In the Property free and clear of all
encumbrances of the parties to the proceedings concerning the Property brought by the Receliver In the Suprems
Count of Bitish Columbia in accordance with such vesting erder as may be made [n the sald proceedings except:
subsisting conditions, provisos, restricions, exceptions. and reservations, including royelfies contsined In the
otiginal grant or contained In any other grant or disposition from the Crown registered or pending restrictive
mﬂ&MWhMrdmmMhauﬂmanommmﬂ.ﬁw.andmpus

0 hereln.

11. The Buyer acknowledgss and agrees that ime will be of the essence hereof, and unless the balance of the cash
payment Is pald and such formal agreament to pay the balance as may bo nacessary Is entered into on or before
the Complation Dato, the Racsiver may at its aption efther terminate or reaffirm this Contrect, and In either event
the amount patd by the Buyes, including without fmitation the deposit wil be absclutely forfetted to the Recelver
on account of damagss, and nct in substitution therefore, withcut prejudice to the Receiver's other remadias.

12. No propstty condition disclosure statement conceming the Property forms past of this Contract of Purchase gnd .
Sale whether or not such a statement is efteched to it

13. The Purchase Price doss not include Goods and Services Tex or Harmonized Sales Tax, if any, which shall be
payable by the Buyer.,

14. The Receiver may, at its sols discretion, extsnd the Completion Date by up to 15 business days.

15. If the Buyer falls or refuses to complste the purchase and sale hereln contemplaled after all the Buyer's
conditions have been satisfied or walved, the Deposit together with accnied interest thereon shall be forfeited to
the Recelver as liquidated damages as a genulno pre-esfimate of s damages, without prejudice (o any cther
rights and remedies which the Receiver may have at law or in equity againet the Buyer. In accordance with s.
30(1)(g) and 30{2){b) of the Real Estafe Services Act, the Buyer and Receiver hereby agree to the release of the
Deposit and accrued Intarest thereon to the Recelver, end the Buyer hereby Instructs the panty holding the
Dsposit to so release the Deposit together with accrued interest therecn to the Recaiver, upon written demand
from the Receiver or ils counse! confirming that the Buyer has fafled or refused to compilete the purchase and
sale hereln contemplated daspite the Buysr's conditions having been satisfied or walved.

16. All funds payabls in connection with this Contract of Purchase and Sale will be by certified cheque, bank draft,
cash or certified Lawyers/Notary's trust cheque, end shell be delivered by prepald courier to the sollcitor acting

for the Recelver,
Docudignod by:
el 1/17/2022
Withess - Buyer \—mwwga.
_ [[0nrean Wankmes 1/17/2022
Witness Buyer\ —cascuarcosuss. r_wm
Witness ) The Bowra Group Inc. In Bscg,

paciieaoaun-
Appointed Recelver and Manager of 2173 Argyle
Avenue Limited Partnarship, Argyle GP Lid. and
1104184 B.C. Ltd,
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CONTRACT OF PURCHASE AND SALE ADDENDUM / AMENDMENT

MLS® NO: R2626923 -t DATE: January 31 2022
RE: ADDRESS: 2173 ARGYLE AVENURE West Vancouver BC V7V 1aS

LEGAL DESCRIPTION: STRATA LOT 2 DISTRICT LOT 775 GROUP 1 NEW WRSTWINSTER DISTRICTSTRATA PLAN EPS6008 TOGETHER WITH AN I

PID: 031-367-470 OTHER PID{S);

DATED Januaxy 17__ 2022 MADE BETWEEN Kareen Zimmer Andrew Warkman

As BUYER(S). AND TID S WO 5., SHRNNP BF 13 ICTI VD (0, 1ITS OF G000 APIAS
AS SELLER(S) AND COVERING THE ABOVE-MENTIONED PROPERTY, THE UNDERSIGNED,

HEREBY AGREE AS FOLLOWS:

The Receiver warrants that a new home warranty policy will be issued on this
property by the completion date, and the Receiver will provide a copy of the
warranty policy to the buyer promptly after caompletion.

The Receiver agrees to have the following attached deficiency list completed prior
to Completion Date.- Said work will not commence until after Court Approval of this
sale. *

The Buyer and a representative of the Seller will conduct a walk-through of the
property no later than 5 days before the completion date to verify that all of the
deficiencies have been completed. .

The attached deficiency list will form part of this ceatract.

UEIEIby: Dossiigaed by: &
FD438A224ECS4DE, CDBM4E)..
Kareen Zimmer Andrew warkman
PRINT NAME PRI PRINT NAME
DocuBigned by: .
= @ -}
1920408, i SELLER SEIER .
Tho Bowra Group toc., Receiver of 2373 Argyle Avenua
PRINT NAME PRINT NAME PRINT E
WITNESS WITNESS WiTNess
BC200S REV. NOV 2021 COPYRIGHT 8C REAL ESTATE ASSOCIATION AND CANADIAN BAR ASSCCIATION (BC BRANCH)

©2021, British Columbia Raal Estate Assodation (BCREAT. All sights rescrved. This form was daveioped by BIREA for the usa and reproduction by BC REALTORS® and other partias suthertzed in
mwmmmw«Wmsmmmwmmcmmmamoummmwmmmmm

BCREA bears no Rablty for your usa of this farm,
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DocuBign Envelope (D: 037FESEF-D430-4561-8DA5-0ABFBSFO1CIF

Deficiency list 21 73 Argyle Avemle, West Vaneouver Page 10f4
Exteriqr

Safety grille is heavy and may impede egress from the bassment. Confirm this meets
code requirements.

Woeod mounting block for the hose bibb is cracked. Seal surface to prevent water entry
and deterioration in all locations required. :

Front door binds at the top. Adjust as required for functionality. Paint all six sides of the
door to prevent damages.

Enclosure for gas hookups is not weather resistant; water entry potential exists around
- door, exposing wall cavity to damage. Replacement with a suitable weather tight cover.

Raoofing

Impressions left in roof surface from workers' boots. Surface may be susceptible to
deterioration in these areas. Confirm that this condition does not void the warranty, and
repair if required.

Electrical
The panel is missing screws; replace with compatible blunt-ended screws to ensure
safe and complete attachment of cover.

Improper terminations of wiring in the panel; install appropriate wire caps for safety.

Exposed ends of speaker cable observed at the rooftop balcony. Terminate in a weather
tight box or Install suitable weather resistant spsakers to prevent damage.

Air Conditioning

The alir conditioner was not tested. (Too cold outside.) Confirm functionality prior to
completion. Thermostat display shows what appears to be an error code when in
cooling mode; confirm with developer.

Numerous heat pumps installed; the one over the kitchen island was inspected as a
representative sample. No cover installed at the switch; instell in all locations required
for safety. Have a qualified contractor inspect and test all functionality of the heating and
cooling system to confirm it is fully operational.

Some ceiling panels could not be opened without risking damage. Confirm all heat
pump locations with developer for rouﬁne servicing. Ensure all are easily accessible for
regular maintenance.

No heat observed in the basement heating zone. Recommend further evaluation by an

HVAC contractor to restore functionality.
(@
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DocuSign Envelope 1D: 037F8SEF-D430-4581-8DAS-0ABFBEFBICIE
: Page 2 of 4

IR Camera view of hot water in-floor heating system operating and the manifold, located
in the laundry room. Camera shows the system is working, but heating appears weak in
areas, particularly the main floor and basement. This may be due to insufficient time for
the system to run (thermostat was located late in the inspection. Confirm full
functionality prior to completion.

Interior ' :

Second Floor Hall - Water stalning evident in the celling and east wall of the second *
floor hallway. Dry at the time of inspection. Recommend further evaluation by a qualified
contractor to determine the source of any past/current leak. Concealed damage may
exist. Repair and paint effected area. )

Ensuite Closet - Patch noted in ceiling. Repalt and paint effected area.

Master Bedroom East Window - Sharb metal edge at comer of operable sash. Repalr/
replace as required. .

Master Bedroom Closet (West) - Pocket door scrapes against surrounding enclosure;
adjust door as required.

Fireplace did not respond to controls. Confirm functionality prior to completion.

Second Bedraom lock on pocket door does not engage properly. Bedroom door rubs on
top and needs adjustment.

Closet door needs adjustment.

Bathrooms
Sealing grout in all tiled areas.

Transitions - Not all transitions have been caulked. Caulking all transitions to prevent
potential water entry. Seal around faucet and fixtures to reduce water entry potential.

Secondary Ensuite - Shower alcove has gaps in grout. No caulking installed at
transitions. Repair grout and caulk transitions to prevent water entry into the wall.

Secondary Ensuite - Valve trim in shower is not secured. Secure and caulk to prevent
water entry.

Master Bathroom Tub - The drain stopper did not work when tested. Recommend repair
for functionality.

Second Ensuite & Master Ensuite - Shower door strikes the towel rod, install
appropriate door stop to prevent potential damage.
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Page 3 of 4

Basement - Steam shower did not respond to testing. Confirm functicnality prior to
completion.

Master Bathroom & Main Floor Powder Room - The drain stopper did not work when
tested. Repair for functionality.

Secondary Ensuite & Master Ensuite - Pocket door is difficult to latch. Adjust as
required. Master Ensuite - Door closes on its own. Adjust as required.

Master Ensuite - Window opans very little and with resistance. Loose components
noted. Adjust and repair as required.

Main Floor Powder Room - Window appears designed to be operable, but no handle is
installed. Review with developer if an opsrable window is desired. Dent on door of

powder room by hinge.

Basement - Exhaust fan does not appear operational. Confirm functionality prior to
completion. Note - No HRV unit was located during the inspsction, but it is possible that
bathroom vents are connected to such a system. Confirm with developer.

* Secondary Ensuite - Tollet is not fully secured to floor, recommend doing o to prevent
leaks.

Seal toilet to floor joint (all locations); caulking is installed around the base of the toilet to
floor joint leaving a small gap at the back.

Cabinets
Cabinet spring catch does not operate. Replace as required.

Kitchen
Surface mounted lights on upper cabinets did not work. Repair as required.

Appliances
Disconnected component in oven, likely a thermostat (stored in the
oven). Review functionality and confirm proper installation.

Dishwasher beeps but does not run. Supply vaive was open at the time
of inspection. Confirm functionality prior to completion.

Washing machine did not start its cycle, likely due to supply valves shut
off at the time of inspection. Confirm functionality prior to completion.
Washing machine and dryer drain hoses are not secured, secure as per
manufacturer's specifications .

I=ace
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: Page 4 of 4

Low Voltage System

Control4 touch screen In basement appears to be unresponsive to touch. Confim
operation. Provide Low voitage contractors contact information to buyer before
completion.

Garage

Unable to locate remotes for the garage door openers. 2 remotes to be provided on
completion.

- (L5
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CONTRACT OF PURCHASE AND SALE ADDENDUM / AMENDMENT

MLS®NO: R2626923 DATE: Januaxy 31 2022

RE;ADDRESS: 2173 ARGYLE AVENUE West Vancouver BC VIV 1AS_
LEGAL DmmON: STRATA LOT 2 DISIRICT, LOT 775 GROUP 1 NBY WRGTMINSTER DISTRICTSTRATA PLAN EPS860C8 TOGEBTHER WITH AN I
NTERBST IN THR COMNON PROPERTY IN PROPORTION 70 THE QNIT ENTITLEMENT OF THR STRATA LOT AS SHOKN ON FORM V
PID: 031-367-470 OTHER PID{S): ' ‘

DATED Januvaxy _17 2022 MADE BETWEEN Kareen Zimmer Andrew Warkman

AS BUYER(S)n AND O GmE) U U7 o SONTED 6 AN BRIIS WBe Ly 400400 BF L0 e aOPRS
AS SELLER(S) AND COVERING THE ABOVE-MENTIONED PROPERTY, THE UNDERSIGNED| .

HEREBY AGREE AS FOLLOWS:
To Remove the Following Subjacts:

Subject to the Buyer receiving financing at terms ‘suitable to the Buyer on or before January 31,
2022.

Subject to the Buyer by January 31, 2022 at their expense, receiving and approving a site
tion and report against any defects whose cumulative cost of repair exceeds $1,000 and which
reasonably may adversely afect the property's use or value.

Subject to the Buyer on or before January 31, 2022 obtaining and approving a copy of the title
search results against the presence of any charge or other feature, whether registered or pending,
that reasonably may adversely affect the property's use or valus.If this condition is waived or
declared fulfilled, the copy of the title search raesult will be incorporated into and form part of
this contract and the Buyer acknowledges and accepts, despite any other provision in this
contract, that upon completion the Buyer will receive title containing any nen-financial charge
set out in the copy of the title search results that is attached to and forms part of this
contract. :

Subject to the Buyer receiving and being satisfied with the following documents on or before
January 31, 2022.

*A copy of the registered Strata Plan

*A copy of the final occupancy permit

*A copy of the New home warranty

*A complete copy of the trust arrangemente in respect of the New Home Warranty

*A_copy of the Strata corporation bylaws

The Povra Grosp toc., Recelver of 2173 Amgrle Avstue

PRINTNAME PRNTNAME PRINT NAME
WIS - NS FATNES
BC2008 REV. NOV 2021 COPYRIGHT BC REAL ESTATE ASSOCIATICN AND CANADIAN BAR ASSCTATION (BC BRANCH)

omummmmtemmmmmmmmmmwwmwmwmmwwummmmmamm«m
writing by BOREA. Any ather use of repraduction i prohibited exceps with prior written consert o GCREA, This form ks not to bo aliared when printing 67 reproduting tha stendard prevset portion,

BCREA bozrs 0o flabINy for your use of this forva,



This Is Exhibit .C' referred to in the
affidavit of...MAZQ. Mandk

:nade befOﬁ 790)%%@“‘2?%.207/7/

A Commissloner for taking Affidavits
within British Columbia

SOFICA PARKER

A Commissioner for Taking Affidavins
Within the Province oflrm:h Columbis

Suite 430 - 505 Burrard Street
Vancouver, B.C. V7X 1M3

Appointment Expires: May 31, 2024
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"FORM APPRAISAL" REPORT OF THE SUBJECT PROPERTY

LOCATEDAT:

2173 Argyle Avenue
West Vancouver, BC V7V 1A5

FOR:

Richards Buell Sutton LLP
700-401 West Geogla Street
Vancouver BC V6B 5A1

BORROWER:

N/A

AS OF:

02-Dec-2020

BY:

lan Bendyshe-Walton

wnw nidapprakals.com 312 - 572 Greenall Averue, Burnaby, BT VEI3MS

CUSPAP Ver.5.1.18
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Intonded Uso of ths Appratsal
Asset Vatuation only 8s coust sale, not for financing purposes - See Attachad Addendum. . Tha (ntended user is recommended to resd the

mmmuaammxmmawmmmmmm.mmmmwmw
Eahiity Bmitations contatned within the report,

Highest and Best Uso Commants & Analysis:
Theotyand Principle of Mighest and Bast Use

Tha Current Stzndsnis of the Appraisa) institute of Cenada detioe Highostand Best Use ax:

Thatteasonsbly probabie end tagal use of vacant land or an brproved proparty whith (s physteally possiily, sppropstataly supported, financiely fexsible,
od that resdisinthe highert value®

Tha highest snd best wsa of a praperty Is 8 oconomic concept that measies the interaction of five criterfa: logal permissditity, physice) possity,
peababilty, Snanclal Geasihiity, and maximum profitatity, [t s ¢ bo recagatied b cases where @ s2te bzs existing bnprovement on &, the hghest snd
bast 30 may very well be determiied to bo di¥fsrest from the existing uso. Tho existing usa will continua unless end untll ind valso in s highest and
bost uso excoeds the totalvatua of the propesty In Its axtsting s, Lxplied within thess dsRnitions s recognition of tho contribution of that specificusa to
eosuTnity evionment or £0 communiy develspment guals tn eddition to worth maxkmintion of tadlvidual property ownars, ft Is cstomary the
Mghest snd best 30 of tha tand ba detennined septrately fromthe highestand best uzo cf the tmprovemests.

Mwhm%mmﬂ“mmmﬂwﬁ-&m%wmmhmwwm
residentlal s fs coasilered to offor IRy to the subiect sta sbove that of vzant Gind valua, Thessfors, tho Kighost snd Bast Uso of the subject

property, atthe effectve dato of spprat) ks considared to bo ks ls” unless otharwtta actod,

ADDITIONAL APPRAISAL CONTENT
Addittanal Extracrdinary Limiting Conditions dua to Cavld - 19 pandemics
SCOPECP APFRAISAL:

Azcording to ASC CUSPAP regulstions, the Member caust *dafina the scopa of work necassaty to complets the assigrmmant®. *Sespo of Work® includss, bus
s ot Ermited £, the following:
Mu(&m«hdﬂnmmhmmwwmmm
o cassareh Into physical, legad, socis), poliice), econorsicorothes fectors that could effact the propesty;
*data rossareh and vertfication, tnspection of compsrablo data;
ssminisappled;
« any Bmitations £o the assignmaent arising from tha tarms of the sssigamsen?, per the cRant's tustructions. An extrordinary snumption 6F extreorsingsy
[imiting condition emay bo required to sccommodats a clisnty instruztions.

Data sourees bnclode tha publl recands of the applicablo Land Thies Offics, listing and sate informatian from the spplicablo Rea) Estata Bozrd sndfor Read
Estata Board Multipla Usting Sarvica, tho appraisers’ ofiics iz, end discussions with Rsaftors activo tn tha subject’s market 8783, Unloss otherwise stated
In this seport, the compantbls propestiss used (n the Birect Conparison Approsch have not been tnspected (physically or from the strest) by the
eponiser. Aphyiks! lspoction of comperable properties does not fall within the seope of 8 cesidentia! *form® coport. Exterioy cormparable photograpds,
trany, Enchuded within this report hava boen taken eRthor from the (LS S22abase, oniko streat view databases, from the historissppraise photo databese
wuwammmm.mwmummmmmmwuwm

CANADIAN UNIFORM STANDARDS OF PROFESSIBRAL APPRAISAL PRACTICE - CUSPAP (Tho Standsrda)

This report &5 classied a3 a Form Baport under Tho Standards.  Tha resoarch sad snalyshs &s conteinad tn tho sppraiser’s €as and may bo recafed to
canduzt o compieto namativo eppralsal at o tator data, A thio search has not boen completed [n confunction with this sppratsel. Thorofora, this appratse
trvokas an oxtracribury ssnmption undas the Cansdizn Uniform Standards of Professiora? Appraisal Practice, Thoto were ko cierved environmestsl
Eazards on the subject proparty or naghbocring propertios ks ctherwiso indkated, however an bdepth analyils In this regard has not bezn
undertaken and {s aot within tha scopo of this apprainal. Tho Scope cf the Appnisal cncompasses the recestary cesearch sad analysls i ondar to
dotormine an oxtimate of mastet vako for the subjoct property tn stcordanca with tha Cenadisn Stsndards of Professional Appraisal Praction (CUSPAR) as
sdoptad Sanuary 15t 2001 and emendod to-date.

This appratsal assignment is being performad for tho purposo of estimating the rmrket valia of the tollowing: For existing comgiated bnprovemonts, the
*a3 1s* foe stmplo (or whero sppiicablo, kasahold/co-oporativo) tatarest tn tho sudjoct propesty 83 doscribed in this report; and for tmprovements tndar
constructicn, the *tpon 100% complotion” value of tha propoesad Emproversants uadar the Hypothotical Conditions and sublsct to complstion as per
plans, qualty of Brish ond matartals, and spocifications provided, Tho methods of vakation eonsigered most spplicabio for the majosity of rasidantis
propartias aro the Dirast Comparison Approach and the Cost Approsch, The CostAppruschis considored cnroliabls In vaking fractional intarosts suchas
meststretified prapettias,

Tha scope of this summary roport [s Entended o comply with tha ceporting requirements set forth undes CUSPAP. This report prasants only summary
Giscussion of tho dats, reasening end analysis that woro used b the sppralssd process to davelsp the sppraiser’s oplaion of vakes. This roport was
proparad for tha exciusive uso of the eddretsod dism, and sdditions! imtended user, ¥ nemed, The dats contatned hareln roficets the eppreiser’s best
fudgemant b light of tha kformation svailabla st the tima of prepration. Any uso to which 8 third panty cxake of this report, or any raliznco o7 daclsion
wumwmmmmWamwmmwmﬂmwhmcmwnmw
gty 83 8 resuR of dodsions mado or acticns based cn this repart. The taformation coatained i this roport s spoctfic to the ntods of the intended user
and for the dtated Intendod usa. Tho sppralser s act responsibla for ursuthorizad usa of this report. Tho tncomns Approach has not been indertaken 83
residontis] groparties &0 ot typlcatly exchienged on tha basts of thelr (ncormo azming potential,

GST/HST KBW HOUSING REBATE
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