Affidavit No. 5 of Mario Mainella
Sworn (or affirmed) April 2/, 2022

No. H200605
VANCOUVER REGISTRY

IN THE 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

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

1. I 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 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 and 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 Permit for the Project are set
out at para. 7 of my January 25, 2021 Affidavit filed herein. These areas/items were
completed by the Receiver, with the DWV subsequently issuing an Occupancy Permit for
the Project.

In order to take steps to complete 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.

To date, the Receiver has sold by Court Vesting Order two of the three units in the subject
Triplex, the details of which are as follows:

a) Sale of SL #3, approved by the Order of Master Schwartz on September 13,
2021; and

b) Sale of SL #2, approved by the Order of Master Muir granted on February 24,
2022.

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

e The Project has been listed on MLS and put on the Virani website — www.virani.ca;
o The unit that is the subject of this application is staged;
o For sale signs have been put up on site;

e E-blasts sent to 15,000 realtors and over 2,000 Virani clients;
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e Advertisement in the latest edition of THE V LIST Magazine (approximately 45,000
distribution list);
o Featured on VIRANI social media; and,
e 40 Public open houses and 10 broker opens to date, with approximately 250
prospective purchasers attending.
o In addition, VIRANI conducted 64 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 April 14, 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 #1 in the amount of $3,498,000.00, inclusive of 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 April 1, 2022 made between the
Receiver, as Vendor and Christopher Douglas Nelson and Diana Roberta Reid, 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 #1 (then referred to as proposed SL#3 in the Project)
dated December 9, 2020 prepared by Niemi LaPorte & Dowle Appraisals Ltd. which places
a value of SL #1 at $3,000,000.00 inclusive of GST.

Given the foregoing, the Receiver believes that in the circumstances, the proposed
purchase price of $3,498,000.00 inclusive of GST, represents fair market value for SL #1.



14. | swear this Affidavit in support of the Receiver's application for Court Approval for the sale
of SL #1 to Christopher Douglas Nelson and Diana Roberta Reid, 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
April_ 21 | 2022.
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A Commissioner for taking Affidavits within
British Columbia

SERGIO CUSTQDIO
Barrister & Solicitor b
Fasken Martineau DuMouhnl_
2000 - 550 Burrard (S:tree

ncouver, BC 0A3
Va 604 631 3266
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April 14w, 2022

Dear Kevin Koo,

I am happy to provide to you a marketing update with regards to 2175 Argyle Avenue, West Vancouver:

e The subject property was listed for $3,698,000 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
$3,498,000 and has been listed at this price since October 19, 2021. Total days on market has been 288
days to date.

e  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

¢ 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

¢ VIRANI has advertised the suite online through VIRANI website, social media and Real Estate Weekly and
in print through local Newspaper and THE V LIST MAGAZINE (3 times) ~ over 45,000 distributions

e  VIRANI has hosted over 10 Brokers Opens and approx. 40 Public Open Houses — approximately over 250
Buyers attended
VIRANI has conducted 64 By Appt viewings
We have had 2 offers to date and an offer of $3,498,000 INCLUDING GST has been accepted subject to
court approval

| feel the accepted offer we have represents a very fair market value. The home at 2173 Argyle Avenue which has
sold already was immediate competition all the way along. 2173 was always the preferred home and was also
larger in square footage. Based on all the feedback we have had through open houses and by appointment
viewings, the price accepted does represent a fair value. The home didn’t offer much view from the main level but
does have a nice southerly outlook from the roof top. The layout presented its challenges for buyers with their
being 4 levels including the roof level. Buyers did love the finishing’s and the overall build quality. We will
continue to market the home until the court date and encourage all competitive bids.

Best,

Haneef Virani

t Il |
10@“/ \ ‘V .

VIRANI REALESTATE ADVISORS

Head Office | 105-100 Park Royal S | West Vancouver | V7T |A2
Vancouver | [09-1500 Howe St | Vancouver | V6Z 2N| Seattle | 609-
10655 NE 4th St | Bellevue | 98004

1801-Building #4 Zhubang 2000 | 100 Balizhuang W Road. Chaoyang | 100025
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Barrister & Salicitor
Fasken Martineau DuMoulin LLP
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Rual Fitale Astocintion Beitish Columbls Branch

CONTRACT OF PURCHASE AND SALE

BROKERAGE: Rennie & Associates Realty - Jason Saprovich DATE: April 1 2022
ADDRESS: 2429 Marine Drive West Vancouver BC V7ViL3 PHONE: (604) 281-0815
PREPARED BY: Jason Soprovich MLS® NO: R2662718
BUYER: Christopher Douglas Nelson SELLER: The Bowra Group Inc., Recsiver of 2173 Argyle Avenua LP, 1104154 BC Ld., Argyle
BUYER: Diana Roberta Reid SELLER:
BUYER: SELLER:
ADDRESS: 3185 Dickinson Crescent ADDRESS: 2175 Argyle Avenue
West Vancouver BC West Vancouver BC
PC:Vival4 PC: V7V 1A5
PROPERTY:
2175 ARGYLE AVENUE
UNIT NO. ADDRESS OF PROPERTY
WEST VANCOUVER, BC V7V 1A5
CITY/TOWN/MUNICIPALITY POSTAL CODE
031-367-461
PID QOTHER PID{S)

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

LEGAL DESCRIPTION
The Buyer agrees to purchase the Property from the Seller on the following terms and subject to the following conditions:

—D08
1. PURCHASE PRICE: The Purchase Price of the Property will be $3,498,000.00  inciusive of @sT ! e /\L Dre FCDN
Three Million Four Hundred Ninety-Eight Thousand

DOLLARS (Purchase Price)
2. DEPOSIT: A deposit of $349.800.00 which will form part of the Purchase Price, will be paid within
24 hours of acceptance unless agreed as follows:
Deposit to be paid within 24 hours of all subject relr)novals via bank draft or wire transfer us os
uyers _n.
e (ciw (o (aw

All monies paid pursuant to this Section (Deposn) wiII be paid Tn accordance with Section 10 or by uncertified _
cheque except as otherwise set out in this Section 2 and will be delivered in trust to Virani Real Estate AdvxsorS&
and held in trust in accordance with the provisions of the Real
Estate Services Act, In the event the Buyer fails to pay the Deposit as required by this Contract, the Seller may, at the
Seller's option, terminate this Contract. The party who receives the Deposit is authorized to pay all or any portion of the
Deposit to the Buyer's or Seller's conveyancer (the “Conveyancer”) without further written direction of the Buyer or Seller,
provided that; (a) the Conveyancer is a Lawyer or Notary; (b) such money is to be held in trust by the Conveyancer as
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.

CM [M A
BUYER'S INITIALS SELLER'S INITIALS

BC2057 REV, NOV 2021 COPYRIGHT BC REAL ESTATE ASSOCIATION

© 2021, Bridsh Columbla Real Estate Association ("BCREA, Al rights reserved. This form was developed by BCREA for the use and reproduction by BC REALTORS® and other partles authorized in
writing by BCREA. Any other use or reproduction Is prohibited except with prior written cansent of BCREA. This form s not 10 be altered when printing or reproducing the standard pre-set portion.

BCREA bears no Habllity for your use of this form, -

—— b bm—
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2175  ARGYLE AVENUE WEST VANCOUVER,BC  BC V7V 1A5 PAGE 2 of 7 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:

SUBJECT TO the Buyer{s) ohtaining and approving the Property Disclosure Statement dated March 3 ,2022 on or before APRIL 9, 2022, This condition is
for the sole benefit of the Buyer(s). This document is incorporated into and forms part of this Contract of Purchase and Sale.

SUBJECT TO the Buyer(s) obtaining a Title Search on the property and any pertinent Information regarding charges on or before

APRIL 9, 2022. This condition is for the sole benefit of the Buyer{s). This document is incorporated into and forms part of this Contract of Purchase and
Sale. Seller(s) to supply pertinent information regarding charges and any explanatory plans, if available, on Title.

SUBJECT TO the Buyer(s) arranging financing satisfactory to them on or before APRIL 9, 2022. This condition is for the sole benefit of the Buyer(s).

SUBJECT TO the Buyer(s) on or before APRIL 9, 2022 reading and approving the following documents with respect to information that reasonably may
adversely affect the use or value of the strata lot, including any by-law, item of repair or maintenance, special levy, judgment or other liabllity, whether actual
or

potential: This condition is for the sole benefit of the Buyer(s).

- A current Form ‘B’ Infarmation Certificate attaching the strata corporation's rules, current budget and the developer's Rental Disclosure Statement, if any;
- A copy of the registered strata plan, any emendments to the strata plan, and any resolutions dealing with changes lo comman property;

- The current bydaws and financial statements of the strata corporation, and any section to which the strata corporation lot belongs;

- The Minutes of any meeting held between the period from MARCH 1, 2020 to APRIL 1, 2022 by the strata councll, and by the members in annual,
extraordinary or special general meetings, and by the members or the executive of any section to which the strata lot belongs;

- A copy of any engineer's or other consultant's reports conceming this strata corparation, and;
- A copy of the most recent Depreciation Report, if any.

Immediately upon acceptances of this offer or caunter offer, the Saller(s) will authorize the Seller's agent to request, at the Seller's expense, complete copies
of the documents listed above from the strata corporation or other source and to immediately, upon receipt, deliver the documents to the Buyer's agent.

The Seller(s) agrees to provide all documentation listed above within 48 hours of acceptance of this offer. If delivery of said documentation is delayed
beyond 48 hours of acceptance of this offer, the Seller{s) agrees to extend the dates for waiving or declaring fulfilled all subject clauses from the contract by
the same number of days as the documents are delivered after the 48 hour delivery period.

The Seller(s) will notify the Buyer(s), before the Completion Date, of any notice of a resolution to amend the by-laws ar rules of the strata corporation, or the
by-laws or rules of a section to which the strata lot belongs, or any amendment to such by-faws, that the Seller(s)
have not previously disclosed to the Buyer(s). The Seller(s) will promptly defiver a copy of the relevant resolution or notice of resalution to the Buyar(s}.

If a special levy is approved before the Completion Date, the Seller(s) shall credit the Buyer{s) with the entire portion of the special levy that the Buyer{s}
are obligated to pay under the Strata Property Act and the Seller(s) hereby direct the Buyer's lawyer or notary public to hold back such credit from the sale
proceeds and to remit it tothe strata corporation.

SUBJECT TO: {A) the Buyer reviewing and approving the terms and rates of the strata corporation’s insurance, including the premium amounts, deductible
amounts, and coverage limits thereunder and the date of expiration of such policy or policles; and (B) the Buyer confirming the Buyer's abifity to obtain
personal strata owner insurance on tenms satisfactory to the Buyer, including coverage for any owner’s portions of deductibles payable under the strata
corporation’s insurance, in each case on or before APRIL 9, 2022, These conditions are for the sole benefit of the Buyer.

Immediately upon execution and delivery of this Contract of Purchase and Sale by all parties, the Seller cr the Seller's agent, will obtain copies of the strata
corporation insurance policy or paolicies, or a summary of coverages, a cover note or a binder in respect of same, and will immediately, upon receipt, deliver
such document(s) or cause such document(s) to be defivered to the Buyer or the Buyer's agent.

SUBJECT TO court approval.

Each condition, if so indicated is for the sole 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 Real Estate

Services Act.
[ 4
CaV B
BUYER'S INITIALS SELLER'S INITIALS
B8C2057 REV. NOV 2021 COPYRIGHT BC REAL ESTATE ASSOCIATION

© 2021, British Columbia Rea) Estate Assodation {"BCREA™. All rights reserved. This form was developed by BCREA for the use and reproduction by BC REALTORS® and other parties authorized in
writing by BCREA. Any other use or reproduction is prohibited except with pricr written consent of BCREA. This form Is not to be altered when printing or reproduting the standard pra-set portion.

BCREA bears no liability for your use of this form. ‘
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2175  ARGYLE AVENUE WEST VANCOUVER, BC  BC V7V 1A5 PAGE 3 of 7 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:

Itis a fundamental term of this Contract that the mandatory 2-5-10 Warranty insurance Coverage requlred pursuant to the Homeowner Protection Act be
provided and is in place. The Seller will provide to the Buyers, by the Completion Date, all details and documentation of the Warranty Insurance Coverage
pursuant fo the Homeowner Protection Act. All costs for the transfer of these documents to be bomne by the Seller.

The Buyer is aware that the Property Transfer Tax, payable an the Completion Date, Is as follows:

{a) 1% on the first $100,000 of the Purchase Price

(b) 2% on the balance of the Purchase Price

(c) 3% of the Purchase Price portion that exceeds $2,000,000

The Purchase Price indudes any GST appticable to the purchase and sale of the Property.

The Buyer(s) is aware that the monthly maintenance fae is $1,280.55 and includes garbage pick up, gardening and water.

The Buyer{s) is aware that the unit is assigned a private 2-car parking garage and storage.

The Buyer(s) are aware that all measurements are approximate and must be verified for accuracy. The Buyer(s) are satisfied with the size of the strata lot as
viewed,

The Buyer and a representative of the Seller will jointly conduct a walk-through inspection of the Property no later than ten (10) days before the Complstion Date.
agn oompletlon of that inspection, the Buyer and the Seller will complete a mutually agreed deficiency list ("Deficiency List") detailing all items that are fo be

remetiad by the Seller (each, a “Deficiency”) and a value for each Deficlency to be remedied. The Buyer and the Seller will sign and date the Deficiency
which will'tign form part of this Contract.

The quality of woriCaag materials used by the Seller to corract the Deficiencies will be equal to or better than that of the surrounding cons!

\:Q-Hé\swer will use all commérsially reasonable efforts ta remedy the Deficiencles before the Campletion Date and will provide the-BUyer with written confirmation

Deficiencies have been refmedied.

the Completion Date, the Seller or the Seller's Conyeyancer will immediately nofify the Buyer and the Buyer's Cafiveyancer of this fact. The Buyer's
Conveyancer will then hold back from the sale proceeds in its trust account an amount equal to the total yatde of the unremedied Deficiencies (the “Deficiencies
Holdback").

[ DDKSK If, despite exercising commercially reasonabie_efforts, the Seller has not remedied or will not be able to remedy the Becifiencles (number of days) days prior to

DS
| U)N If there are unremedied Deficiences as of the Completion Date, anththe required notice, as prévided for above, has been given to the Buyer and the Buyer's
Conveyancer, the Seller will nevertheless remedy all unremedied Deficiengies by (number of days) days after the Completion Date (the “Deficiency Remedy
Date"). After the Completion Date, upon the Seller’s written raquest, the Bu ilLpfovide the Seller with reasonable access to the Praperly to enable the Seller
to remedy the Deficiencies,

If all of the Deficiencies are remedied by the Seller on or before the Beliciency Remedy Date, the Buyer will instruct the Buyer's Conveyancer to immediataly
release to the Seller the Deficiencies Holdback.

If all of the Deficiencies are not remedied by the Defigieficy Remedy Date, the Buyer will instruct the Buyers Conveyancer to anly release from the Deficiencies
Holdback the total value of the Deficiencies that bate been remedied. In this case, the Buyer may elther:

1) agree to extend the Deficiency Remedy Dafe; or

2) instruct the Buyer's Conveyancer to rei€ase the balance of the Deficiencies Holdback to the Buyer for the purposes tf.gorrecting the unremedled Deficiencias
without the involvement of the Sellarand without limiting any other righls or remedies that the Buyer may have against the Saller.

Any dispute conceming the'items and values in the Deficiency List, the remedy of the Deficiencies, and the release of funds from the'Bsficiency Holdback will be
settied by a single amwifrator under the Arbitration Act, with the casts of arbitration being shared equally by the parties.

The parties46 this Agreement acknowledge that the Real Estate Broker(s) named in this Agreement has recommended that the parties obtain indepegdent
profezsitnal advice prior to signing this document, The parties further acknowledge that no information provided by such Real Estate Broker(s) is to be
corfStrued as legal, tax or environmental advice.

Each condition, If so indicated is for the sole 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 Real/ Estate

Services Act.
VY
[\ 1
BUYER'S INITIALS SELLER'S INITIALS
BC2057 REV. NOV 2021 COPYRIGHT BC REAL ESTATE ASSOCIATION

© 2021, British Columbiz Real Estate Assoclation ("BCREA"). All rights reserved. This form was develaped by BCREA for the use and reproduction by BC REALTORS® and other parties authorized In
writing by BCREA, Any other use or reproduction is prohibited except with priar written consent of BCREA. This form Is not to be altered when printing or reproducing the standard pre-set portion.

BCREA bears no Eabifity for your use of this form.
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2175 ARGYLE AVENUE WEST VANCOUVER, BC BC VIV1A5 PAGE 4 of7gAGEs
PROPERTY ADDRESS
4, COMPLETION: The sale will be completed on June 27 , yr.2022
(Completion Date) at the appropriate Land Title Office.
5. POSSESSION: The Buyer will have vacant possession of the Property at 3:00 o'clock ___P.m. on
LJune 28 27 ,yr. 2022, (Possession Date) or, subject to the following existing tenancies, if any:
LVAGANT POSSESSION | I)ngU)N

6. ADJUSTMENTS: The Buyer will assume and pay all taxes, rates, local improvement assessments, fuel utilities and
other charges from, and including, the date set for adjustments, and all adjustments both incoming and outgoing of
( ‘\qu!lna;soever nature will be made as of June 28 27— , yr. 2022 (Adjustment Date).

7. INCLUDED ITEMS: The Purchase Price includes anybuildings, improvements, fixtures, appurtenances and attachments
o thereto, and all blinds, awnings, screen doors and windows, curtain rods, tracks and valances, fixed mirrors, fixed
Dex 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:

oS Al fridges, all stoves, all washers, all dryers, all dishwashers, all microwaves, all bar fridges, alt-blinds-S-windew-eoverings, all I ‘J'—‘
(v lighting fixtures (indoor & outdoor), all built-in cabinetry & shelving, all bathroom mirrors, minimum 2 sets of keys, minimum 2

garage door openers and/or fobs, all manuals, 2-5-10 home warranty, survey (if available), all municipal pemmits (if available), CDN
house plans (if available), occupancy permit (if available).

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 March 20th , yr. 2022

9. TITLE: Free and clear of all encumbrances except subsisting conditions, provisos, restrictions exceptions and
reservations, including royalties, contained in the original 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 tenancies set out in Section 5, if any, and except as otherwise set out herein.

10. TENDER: Tender or payment of monies 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. DOCUMENTS: All documents required to give effect to this Contract will be delivered in registrable form where
necessary and will be lodged for registration in the appropriate Land Title Office by 4 pm on the Completion Date.

MASELLER'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 the Seller that are required to be includedin 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 By-Law for residential properties located in the City of Vancouver; and (3) if the
Seller is not a non-resident of Canada as described in the non-residency 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 Completion
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 Income Tax

Act.
/ r ¥
R oo
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11B. GST CERTIFICATE: If the transaction contemplated by this Contract is exempt from the payment of Goods and

12,

13.

14,

15.

16.

17.

18.

19.

Services Tax ("GST"), the Seller shall execute and deliver to the Buyer on or before the Completion Date, an appropriate
GST exemption certificate to relieve the parties 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 respect of the transaction.

TIME: Time will be of the essence hereof, and unless the balance of the payment is paid 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 amount paid by the Buyer will be non-refundable and absolutely
forfeited 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.

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 wait 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 if, before such lodging, the Buyer has: (a) made available for tender to the Seller that portion of the Purchase
Price not secured by the new mortgage, and (b) fulfilled all the new mortgagee's conditions for funding except lodging
the mortgage for registration, and (c) made available 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 Canadian Bar Association (BC Branch) (Real Property Section) standard
undertakings (the “CBA Standard Undertakings”).

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 immediately after receipt of the
Purchase Price, but in this event, the Seller agrees that payment of the Purchase Price shall 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
financial charges, and remit the balance, if any, to the Seller.

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.

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.

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

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.

PERSONAL INFORMATION: The Buyer and the Seller hereby consent to the collection, use and disclosure by the
Brokerages and by the Managing Broker(s), Associate Broker(s) and representative(s) of those Brokerages (collectively
the “Designated Agent(s)") described in Section 21, the real estate boards of which those Brokerages and Licensees
are members and, if the Property is listed on a Multiple 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 herein:
)
@w % (NS
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B. Iifthe Property is listed on a Multiple Listing Service®, for the purpose of the compilation, 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. for the purposes (and to the recipients) described in the British Columbia Real Estate Association’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 Seller 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 behalf 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
complete details as applicable):

= A. The Seller acknowledges having received, read and understood the BC Financial Services
L= Authority (BCFSA) form entitled “Disclosure of Representation in Trading Services” and hereby

INTTIALS
confirms that the Seller has an agency relationship with Haneef Virani PREC*
DESIGNATED AGENT(S)

who is/are licensed in relation to Virani Real Estate Advisors

BROKERAGE
/72{1% B. 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

INITIALS . _
agency relationship with Jason Soprovich

DESIGNATED AGENT(S)

who is/are licensed in relation to Rennie & Associates Realty - Jason Soprovich
BROKERAGE

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

INITIALS ) )
each consent to a dual agency relationship with
DESIGNATED AGENT(S)
who is/are licensed in relation to
BROKERAGE
having signed a dual agency agreement with such Designated Agent(s) dated
D. if only (A) has been completed, the Buyer acknowledges having received, read and understood
INFTIALS the BCFSA form “Disclosure of Risks to Unrepresented Parties” from the Seller's agent listed in (A)

and hereby confirms that the Buyer has no agency relationship.

) i%/ i
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E. If only (B) has been completed, the Seller acknowledges having received, read and understood
INITIALS the BCFSA form “Disclosure of Risks to Unrepresented Parties” from the Buyer's agent listed in

(B) 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 Contract of
Purchase and Sale is executed under seal. It is agreed and understood that the Seller's acceptance is irrevocable,
including without limitation, during the period prior to the date specified for the Buyer to either:

A, fulfill or waive the terms and conditions herein contained; and/or - b =
N
B. exercise any option(s) herein contained. [\‘__ l Pre | (v

23. THIS IS A LEGAL DOCUMENT. READ THIS ENTIRE DOCUMENT AND INFORMATION PAGE BEFORE YOU SIGN.

24. OFFER: This offer, or counter-offer, will be open for acceptance until =68 6:00 o'clock p-m. on

April 2 ,yr. 2022 (unless withdrawn in writing with notification to the other party of such
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 /mmigration and Refugee ?r tection Act:

veg 73/

J NITIALS

NITIALS

by

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 copies of the Seller's Statement of Adjustments to the Cooperating/Listing Brokerage, as requested forthwith
after Completion. 4/1/2022

Seller's acceptanceis dated ,Yr.

The Seller declares their residency:

RESIDENT OF CANADA[\ ~ ¢}~ NON-RESIDENT OF CANADA _ as defined under the Income Tax Act.
Docusigned b: NITIALS INTTIALS

= T o @

SELLER SELLER SELLER

The Bowra Group Inc., Receiver of 2173 Argyle Avenus
PRINT NAME PRINT NAME PRINT NAME

WITNESS WITNESS WITNESS
*PREC represents Personal Real Estate Corporatian
Trademarks are owned or ¢ lled by The Canadian Real Estate Assoclation (CREA) and Identify real estate professtonals who are bers of CREA {REALTOR®) and/or the quallty of services they
provide (MLS®).
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INFORMATION ABOUT THE CONTRACT OF PURCHASE AND SALE

RESIDENTIAL (continea

CUSTOMARY COSTS: (Section 15) In particular circumstances there may be additional costs, but the following costs
are applicable in most circumstances:

Costs to be Borne by the Seller Costs to be Borne by the Buyer
Lawyer or notary Fees and Expenses: Lawyer or notary Fees and Expenses:  Fire Insurance Premium.
- attending to execution documents - searghing title, Sales Tax (if applicable).
Costs of clearing title, including: - drafting documents. Property Transfer Tax.
- Investigating title, Land Title Registration fees. Goods and Services Tax (if applicable).
- discharge fees charged by Survey Certificate (if required).
encumbrance holders, Costs of Mortgage, including: os os
- prepayment penalties. - mortgage company's lawyer/notary, ‘ DKK | (,DN
- appraisal (If applicable),

Real Estate Commission {plus GST).
Goods and Services Tax (if applicable).

In addition to the above costs there maybe financial adjustments between the seller and the buyer pursuant to
Section 6 and additional taxes payable by one or more of the parties in respect of the property or the transaction
contemplated hereby (eg. Empty Home Tax and Speculation Tax).

- Land Title Registration fees.

CLOSING MATTERS: The closing documents referred to in sections 11, 11A and 11B of this contract will, in most
cases, be prepared by the buyer's lawyer or notary and provided to the seller's lawyer or notary for review and
approval. Once settled, the lawyers/notaries will arrange for execution by the parties and delivery on or prior to the
completion date. The matters addressed in the closing documents referred to in Sections 11A and 11B will assist the
lawyers/notaries as they finalize and attend to various closing matters arising in connection with the purchase and
sale contemplated by this contract.

RISK: (Section 16) The buyer should arrange for insurance to be effective as of 12:01 am on the completion date.

FORM OF CONTRACT: This Contract of Purchase and Sale is designed primarily for the purchase and sale of
freehold residences. If your transaction involves: a house or other building under construction, a lease, a business,
an assignment, other special circumstances (including the acquisition of land situated on a First Nations reserve),
additional provisions, not contained in this form, may be needed, and professional advice should be obtained. in
some instances, a Contract of Purchase and Sale specifically related to these circumstances may be available. Please
check with your REALTOR® or legal professional for more information. A Property Disclosure Statement completed by
the seller may be available,

REALTOR?® Code, Article 11: AREALTOR?® shall not buy or sell, or attempt to buy or sell an interest in property either
directly or indirectly for himself or herself, any member of his or her immediate family, or any entity in which the
REALTOR? has a financial interest, without making the REALTOR®s position known to the buyer or seller in writing.
Among the obligations included in Section 53 of the Real Estate Services Rules: If a licensee acquires, directly or
indirectly, or disposes of real estate, or if the licensee assists an associate in acquiring, directly or indirectly, or
disposing of real estate, the licensee must make a disclosure in writing to the opposite party before entering into
any agreement for the acquisition or disposition of the real estate.

RESIDENCY: When completing their residency and citizenship status, the buyer and the seller should confirm their
residency and citizenship status and the tax implications thereof with their lawyer/accountant.

AGENCY DISCLOSURE: (Section 21) All designated agents with whom the seller or the buyer has an agency relationship
should be listed. If additional space is required, list the additional designated agents on an addendum to the Contract

of Purchase and Sale.
I-;:}L_/'\\ 0
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INFORMATION ABOUT THE CONTRACT OF PURCHASE AND SALE

RESIDENTIAL

THIS INFORMATION IS INCLUDED FOR THE ASSISTANCE OF THE PARTIES ONLY. IT DOES NOT FORM PART OF THE
CONTRACT AND SHOULD NOT AFFECT THE PROPER INTERPRETATION OF ANY OF ITS TERMS.

1. CONTRACT: This document, when signed by both parties, is a legally binding contract. READ IT CAREFULLY. The
parties should ensure that everything that is agreed to is in writing.

2. DEPOSIT(S): In the Real Estate Services Act, under Section 28 it requires that money held by a brokerage in respect of a
real estate transaction for which there is an agreement between the parties for the acquisition and disposition of the
real estate be held by the brokerage as a stakeholder. The money is held for the real estate transaction and not on
behalf of one of the parties. If a party does not remove one or more conditions, the brokerage requires the written
agreement of both parties in order to release the deposit. If both parties do not sign the authorization to release the
deposit, then the parties will have to apply to court for a determination of the deposit issue.

3. COMPLETION: (Section 4) Unless the parties are prepared to meet at the Land Title Office and exchange title
documents for the purchase price, it is, in every case, advisable for the completion of the sale to take place in the
following sequence:

(a) The buyer pays the purchase price or down payment in trust to the buyer’s lawyer or notary (who should
advise the buyer of the exact amount required) several days before the completion date and the buyer
signs the documents.

(b) The buyer's lawyer or notary prepares the documents and forwards them for signature to the seller's
lawyer or notary who returns the documents to the buyer’s lawyer or notary.

(c) The buyer’s lawyer or notary then attends to the deposit of the signed title documents {(and any mortgages)
in the appropriate Land Title Office.

(d) The buyer's lawyer or notary releases the sale proceeds at the buyer’s lawyer's or notary’s office.

Since the seller is entitled to the seller’s proceeds on the completion date, and since the sequence described above
takes a day or more, it is strongly recommended that the buyer deposits the money and the signed documents at
least two days before the completion date, or at the request of the conveyancer, and that the seller delivers the signed
transfer documents no later than the morning of the day before the completion date.

While it is possible to have a Saturday completion date using the Land Title Office’s electronic filing system, parties
are strongly encouraged not to schedule a Saturday completion date as it will restrict their access to fewer lawyers
or notaries who operate on Saturdays; lenders will generally not fund new mortgages on Saturdays; lenders with
existing mortgages may not accept payouts on Saturdays; and other offices necessary as part of the closing process
may not be open.

4. POSSESSION: (Section 5) The buyer should make arrangements through the REALTORS® for obtaining possession.
The seller will not generally let the buyer move in before the seller has received the sale proceeds. Where residential
tenants are involved, buyers and sellers should consult the Residential Tenancy Act.

5. TITLE: (Section 9) it is up to the buyer to satisfy the buyer on matters of zoning or building or use restrictions, toxic
or environmental hazards, encroachments on or by the property and any encumbrances which are staying on title
before becoming legally bound. It is up to the seller to specify in the contract if there are any encumbrances, other
than those listed In section 9, which are staying on title before becoming legally bound. If you as the buyer are
taking out a mortgage, make sure that title, zoning and building restrictions are all acceptable to your mortgage
company. In certain circumstances, the mortgage company could refuse to advance funds. If you as the seller are
allowing the buyer to assume your mortgage, you may still be responsible for payment of the mortgage, unless
arrangements are made with your mortgage company.
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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:
(a) Court approval of the sale of the subject property;
(b) Completion of the sale in full compliance with such court approval; and
(c) It not being an excluded sale, that being:

53] 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 of the mortgages by any of the Mortgagors.

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 liable 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.

CS’Q ,ﬂ [
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SCHEDULE “A”
(Court Approved Sale)

DATE: APRIL 1, 2022

CONTRACT OF PURCHASE AND SALE RE: _2175 ARGYLE AVENUE, WEST VANCOUVER, BC (e
“Property”)

The following terms replace, modify and where applicable override the terms of the attached Contract of Purchase
and Sale. Where a conflict arises between the terms of this Schedule and the Contract of Purchase and Sale, the
terms of this Schedule shall apply. Notwithstanding any term or condition to this Contract of Purchase and Sale,
whether contained herein or otherwise, on accepting this Contract of Purchase and Sale the parties hereto agree as
follows:

1.

All references to Vendor/Seller 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 Avenue Limited Partnership, Argyle GP Ltd.
and 1104194 B.C. Lid. (the “Receiver”), and not in its personal capacity, pursuant to the Receivership Order
pronounced on February 25, 2021 in B.C. Supreme Court Action No, H200605.

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 under any obligation to advocate for the Court’s acceptance of this Contract of Purchase
and Sale. The only obligation of the Receiver will be to facilitate the completion of a sale once all conditions
have been met and complied with, including Court Approval and the expiry of any appeal period, subject to the
Receiver's discretion.

The Buyer accepts the Property "as is, where is" as of the Possession Date and saves the Receiver harmless
from all claims resulting from or relating to the age, fitness, condition, zoning, lawful use, environmental condition
or circumstances and location of the Property, and agrees to accept the Property subject to any outstanding work
orders or notices or infractions as to the date of closing and subject to the existing municipal or other
governmental by-laws, restrictions or orders affecting its use, including subdivision agreement and easements.

The Buyer acknowledges and agrees that the Receiver makes no representations or warranties whatsoever with
respect to the Property. The Buyer acknowledges and agrees that they have relied entirely upon their own
inspection and investigation with respect to quantity, quality and value of the Property.

With respect to environmental matters, and without limiting the generality of the foregoing, the Buyer agrees that
they are responsible to investigate the environmental condition of the Property to their satisfaction and that they
are responsible to satisfy themselves, and is relying on their own investigations to verify that the level of
Contaminants, as herelnafter defined, on or migrating to or from the Property is satisfactory to the Buyer and the
environmental condition of the Property is otherwise acceptable. Contaminants includes, without limitation, any
contaminant, pollutant, underground or aboveground tank, asbestos materials, urea formaldehyde, deleterious
substance, dangerous substance or good, hazardous, corrosive or toxic substance, special waste, waste or any
other substance which is now or hereafier regulated under any laws, regulations, bylaws, orders or other lawful
requirements of any governmental authority having jurisdiction over the Property.

The Recelver is not and will not be liable to the Buyer nor to anyone claiming by, through or under the Buyer for
any damages, costs or expenses for damage caused fo the Praperty by the registered owner of the Property or
their tenants, guests, assigns, agents or by persons unknown.

This Contract of Purchase and Sale is subject to approval by the Supreme Court of British Columbia (the
“Court”), with the real estate commission in respect of this contract of Purchase and Sale to be paid only if the
sale completes pursuant to an order of the Court in the Proceedings in a transaction that is not an Excluded
Transaction as defined in the schedule to the listing contract. This condition is for the sole benefit of the
Receiver.

The Buyer acknowledges and agrees that the process for sale approval has not yet been set, and may ultimately
be determined by court order with a further tender process to be undertaken, 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 attend in court in person or by agent at the hearing of the motion to approve this
Contract of Purchase and Sale and such prospective purchasers may make competing offers which may be
approved by the court. The Receiver may be compelled to advocate that the court consider a further tender
process be undertaken, or that other offers be accepted, in order to obtain the highest price for the Praperty.
The Receiver gives no undertaking to advocate for the acceptance of this offer. To protect his interest in

—3-
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purchasing the Property, the Buyer acknowledges and agrees that they should attend at any future court hearing
in person or by agent and be prepared there, or as may otherwise be directed by the court. to make such
amended or increased offer to purchase the Property as the court may permit or direct.

9. This Contract of Purchase and Sale may be terminated at the Receiver's sole option if at any time prior to Court
approval the Receiver determines it is inadvisable to present this Contract of Purchase and Sale to the Court for
any reason whatsoever, and in any such event the Receiver shall have no further obligations or liability to the
Buyer under this Contract of Purchase and Sale or otherwise. This condition is for the sole benefit of the
Receiver.

10. The Buyer acknowledges and agrees that they are purchasing title in the Properly free and clear of all
encumbrances of the parties to the proceedings concerning the Property brought by the Receiver in the Supreme
Court of British Columbia in accordance with such vesting order as may be made in the said proceedings except:
subsisting conditions, provisos, restrictions, exceptions and reservations, including royalties contained in the
original 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 tenancies, if any, and except as
otherwise set out herein.

11. The Buyer acknowledges and agrees that time will be of the essence hereof, and unless the balance of the cash
payment is paid and such formal agreement to pay the balance as may be necessary is entered into on or before
the Completion Date, the Receiver may at its option either terminate or reaffirm this Contract, and in either event
the amount paid by the Buyer, including without limitation the deposit will be absalutely forfeited to the Receiver
on account of damages, and not in substitution therefore, without prejudice to the Receiver's other remedies.

12. No property condition disclosure statement conceming the Property forms part of this Contract of Purchase and
Sale whether or not such a statement is attached to it.

[\

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

15. If the Buyer fails or refuses to complete the purchase and sale herein contemplated after all the Buyer's
conditions have been satisfied or waived, the Depaosit together with accrued interest thereon shall be forfeited to
the Receiver as liquidated damages as a genuine pre-estimate of its damages, without prejudice to any other
rights and remedies which the Receiver may have at law or in equity against the Buyer. in accordance with s.
30(1){g) and 30(2)(b) of the Real Esfate Services Act, the Buyer and Receiver hereby agree to the release of the
Deposit and accrued interest thereon to the Receiver, and the Buyer hereby instructs the party holding the
Deposit to so release the Deposit together with accrued interest thereon to the Receiver, upon written demand
from the Receiver or its counsel confirming that the Buyer has failed or refused to complete the purchase and
sale herein contemplated despite the Buyer's conditions having been satisfied or waived.

16. All funds payable in connection with this Contract of Purchase and Sale will be by ceriified cheque, bank draft,
cash or certified Lawyer's/Notary's trust cheque, and shall be delivered by prepaid courier to the solicitor acting
for the Receiver:

Ws Nelson
Buyer —DianaRaobada Reid
= DocuSignad by:
| ==
Witness The Bowra Grolp Inc. in its capacity as Court-
Appointed Receiver and Manager of 2173 Argyle

Avenue Limited Parinership, Argyle GP Ltd. and
1104194 B.C. Ltd.

Buyer
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PROPERTY DISCLOSURE STATEMENT PAGE 1 of 4 PAGES
RESIDENTIAL

Date of disclosure; Maxrch 03 2022 O BCI’ea

Brhish Columpia
Real Estate Associabion

The following is a statement made by the Seller concerning the premises located at:
ADDRESS: 2175 Argyle Avenue West Vancouver BC {the “Premises”)

THE SELLER I5 RESPONSIBLE for the accuracy of the answers on this THE SELLER SHOULD INITIAL
Property Disclosure Statement and where uncertain should reply “Do Not THE APPROPRIATE REPLIES.
Know.” This Property Disclosure Statement constitutes a representation
, : . . DO NOT DOES NOT
under any Contract of Purchase and Sale if so agreed, in writing, by the YES NO
KNOW APPLY
Seller and the Buyer. N

1.LAND /

A. Are you aware of any encroachments, unregistered easements or /
unregistered rights-of-way?

B. Are you aware of any existing tenancies, written or oral? /

C. Are you aware of any past or present underground oil storage tank(s)
on the Premises?

D. Is there a survey certificate available? /

E. Are you aware of any current or pending local improvement levies/
charges?

F. Have you received any other notice or claim affecting the Premises /
from any person or public body? /

2. SERVICES /

A. Please indicate the water system(s) the Premises use:

] A water provider supplies my water (e.g., local government,
private utility

1 | have a private groundwater system (e.g., wgfl)
[ Water Is diverted from a surface water sgdrce (e.g., creek or lake)
[J Not connected
Other

8. If you indicated in 2.A. that the Presfises have a private groundwater
or private surface water systerp/you may require a water licence
issued by the provincial govefnment.

{l) Doyou have a wat%ence for the Premises already?

{ii) Have you applipd for a water licence and are awaiting response?

C. Areyou awa;a{f any problems with the water system?

D. Are records available regarding the quality of the water available
{such 2§ geochemistry and bacteriological quality, water treatment
llati9n/maintenance records)?

F/r v
" BUYER'S INITIALS SELLER'S INITIALS
8C1002 REV, NOV 2021 COPYRIGHT BC REAL ESTATE ASSOCIATION
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PAGE 2 of 4 PAGES

DATE OF DISCLOSURE
ADDRESS: 2175 Argyle Avenue West Vancouver BC
2, SERVICES (continued) YES NO R IoT DQES NG
KNOW APP
E. Are records available regarding the quantity of the water available
(such as pumping test or flow tests)?
F. Indicate the sanjtary sewer system the Premises are connected to: 14
[ Municipal [ Community [ Septic
[ Lagoon [ Not Connected
Other
G. Are you aware of any problems with the sanitary sewer system? /
/
H. Are there any current service contracts; (i.e., septic removal or
maintenance)?
I, If the system is septic or lagoon and installed after May 31, 2005,
are maintenance records available?
3.BUILDING /
A. To the best of your knowledge, are the exterior walls insulated? /
B. To the best of your knawledge, is the ceiling insulated? g/
C. To the best of your knowledge, have the Premises ever contained
any asbestos products?
D. Has 3 final building inspection been approved or a final occypancy
permit been obtained?
E. Hasthe fireplace, fireplace insert, or wood stove instaljétion been
approved:
(i) [ by locat authorities?
(i) [J received WETT certificate?
F. Are you aware of any infestation or unrepaired damage by insects,
rodents or bats?
G. Are you aware of any structural pr)zéms with any of the buildings?
H. Are you aware of any additions/£r alterations made in the last
60 days?
I. Areyou aware of any adgitions or alterations made without a
required permit and fifal inspection; e.g., building, electrical,
gas, etc.?
J. Areyou aware gfany problems with the heating and/or central air
conditioning gystem?
K. Are you ayfare of any moisture and/or water problems in the walls,
basemght or ¢crawl space?
L. Arg’you aware of any damage due to wind, fire or water?
—/
{—Da
bk

BUYER'S INITIALS
BCI002 REV. NOV 2021

SELLER'S INITIALS

COPYRIGHT BC REAL ESTATE ASSOCIATION
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March 03 2022 PAGE 3 of 4 PAGES
DATE OF DISCLOSURE

ADDRESS: 2175 Argyle Avenue West Vancouver BC

3. BUILDING {continued) YES NO ROINOY ROES ;02/

KNOW APP

M. Are you aware of any roof leakage or unrepaired roof damage?
(Age of roof ifknown: ___ years)

74
N. Are you aware of any problems with the electrical or gas system? /

O. Are you aware of any problerns with the plumbing system? /

P. Are you aware of any problems with the swimming pool and/or /
hot tub? y

Q. Do the Premises contain unauthorized accommaodation? /

R. Are there any equipment leases or service contracts; e.g., security
systems, water purification, etc?

in the Homeowner Pratection Act, within the last 10 years? (If 5o, attach
required Owner Builder Disclosure Notice.)
T. Are these Premises covered by home warranty insurance under the
Homeowner Protection Act? /
U. Isthere a current “EnerGuide for Houses"” rating number available for,
these premises?
(i) if yes, whatisthe ratingnumber?
{i) When was the energy assessment report prepared?
{DD/MM/YYYY)

V. Have the Premises been tested for radon?
(i) If yes, when was the most recent test complete
the most recent level of radon detected?
Level; J Bg/m3 or [J pClvon

S. Were these Premises constructed by an “owner builder,” as defined //

~

nd what was

W. Is there a radon mitigation system o;;((e Premises?

{i) If yes, are you aware of any prgblems or deficiencies with the
radon mitigation system?

4, GENERAL /

A. Are you aware if the Premises have been used to grow cannabis
(other than as perpfitted by law) or to manufacture illegal
substances?

Y/
(D /ﬂ( L
BUYER'S INITIALS SELLER'S INITIALS
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DocuSign Envelope ID: 2078469C-DF15-4918-8CDB-3C8C5594E598

March 03 2022 PAGE 4 of 4 PAGES
DATE OF DISCLOSURE
ADDRESS: 2175 Argyle Avenue West Vancouver Be
D
4, GENERAL (continued) YES NO K?\Iﬁ\?\l.r ROES v
B. Are you aware of any latent defect in respect of the Premises? i
For the purposes of this question, “latent defect” means a defect that
cannot be discerned through o reasonable inspection of the Premises
that renders the Premises: (o) dangerous or potentially dungerous to
occupants; or (b) unfit for habitation.

C. Are you aware if the property, of any portion of the praperty, is
designated or proposed for designation as a *heritage site" or
of "heritage value” under the Herituge Conservation Act or under
municipal legistation? /

5.ADDITIONAL COMMENTS AND/OR EXPLANATIONS (Us€ additional pages if necessary)

The Seller states that the information provided is true, based on the Seller's current actual knowledge as of the date
on page 1. Any important changes to this information made known to the Seller will be disclosed by the Seller to the
Buyer prior to closing. The Seller acknowledges and agrees that a copy of this Property Disclosure Statement may be
given to a prospective Buyer,

PLEASE READ THE INFORMATION PAGE BEFORE SIGNING.
Docusigned by:

SELLER(S) 1100138 3.0 L7, 18z.90. C3LOSLN4 SELLER(S) SELLER(S)

The Buyer acknowledges that the Buyer has received, read and understood a signed copy of this Property Disclosure
Statement from the Seller or the Seller’s brokerage on the 1 day of April yr_ 2022

The prudent Buyer will use this Property Disclosure Statement as the starting point for the Buyer's own inguiries.
The Buyer is urged to carefully inspect the Premiyes and, if desired, to have the Premises inspected by a licensed
inspection service of the Buyer's choice.

BUYER(S) BUYER(S) e BUYER(S)

The Seller and the Buyer understand that neither the Listing nor Selling Brokerages or their Managing Brokers, Associate
Brokers or Representatives warrant or guarantee the information provided about the Premises,

*PREC represents Fersonal Real Estate Corporation
Trademarks are awned ar controlled by The Canadian Real Estate Association (CREA) and Identify real estate professionals who are members of CREA {REALTOR®} and?or the quality of services they
pravide (MLS*).

BCI002 REV, NOV 2021 COPYRIGHT BC REAL ESTATE ASSOCIATION
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INFORMATION ABOUT THE PROPERTY DISCLOSURE STATEMENT
RESIDENTIAL

THIS INFORMATION IS INCLUDED FOR THE ASSISTANCE OF THE PARTIES ONLY. IT DOES NOT FORM PART OF THE
PROPERTY DISCLOSURE STATEMENT.

EFFECT OF THE PROPERTY DISCLOSURE STATEMENT
The Property Disclosure Statement will not form part of the Contract of Purchase and Sale unless so agreed by the buyer
and the seller. This can be accomplished by inserting the following wording in the Contract of Purchase and Sale:

R’:};\ P “The attached Property Disclosure Statement dated (date)
is incorporated into and forms part of this contract.”

ANSWERS MUST BE COMPLETE AND ACCURATE

The Property Disclosure Statement is designed, in part, to protect the seller by establishing that all relevant information
concerning the premises has been provided to the buyer. Itis important that the seller not answer “do not know" or “does
not apply” if, in fact, the seller knows the answer. An answer must provide all relevant information known to the seller. In
deciding what requires disclosure, the seller should consider whether the seller would want the information if the seller
was a potential buyer of the premises.

BUYER MUST STILL MAKE THE BUYER'S OWN INQUIRIES

The buyer must still make the buyer's own inquiries after receiving the Property Disclosure Statement. Each question and
answer must be considered, keeping in mind that the seller's knowledge of the premises may be incomplete. Additional
information can be requested from the seller or from an independent source such as the Municipality or Regional
District. The buyer can hire an independent, licensed inspector or other professional to examine the premises and/or
improvements to determine whether defects exist and to provide an estimate of the cost of repairing problems that have
been identified on the Property Disclosure Statement or an an inspection report.

FOUR IMPORTANT CONSIDERATIONS

1. The seller is legally responsible for the accuracy of the information which appears on the Property Disclosure
Statement. Not only must the answers be correct, but they must be complete. The buyer will rely on this information
when the buyer contracts to purchase the premises. Even if the Property Disclosure Statement is not incorporated
into the Contract of Purchase and'Sale, the seller will still be responsible for the accuracy of the information on the
Property Disclosure Statement if it caused the buyer to agree to buy the property.

2. The buyer must still make the buyer's own inquiries concerning the premises in addition to reviewing a Property
Disclosure Statement, recognizing that, in some cases, it may not be possible to claim against the seller, if the seller
cannot be found or is insolvent,

3. Anyone who is assisting the seller to complete a Property Disclosure Statement should take care to see that the seller
understands each question and that the seller’s answer is complete. It Is recommended that the seller complete the
Property Disclosure Statement in the seller's own writing to avoid any misunderstanding.

4. If any party to the transaction does not understand the English language, consider obtaining competent translation
assistance to avoid any misunderstanding.

BC1002 REV. NOV 2021 m /t% COPYRIGHT BC REAL ESTATE ASSOCIATION
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TITLE SEARCH PRINT 2021-04-28, 13:10:58
File Reference: 50860-0006 Requestor: Hana Holbrook

*CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN**

Title Issued Under STRATA PROPERTY ACT (Section 249)
Land Title District VANCOUVER N
Land Title Office VANCOUVER S
Title Number CAB8935526
From Title Number CAG071793
Application Received 2021-04-21
Application Entered 2021-04-28

Registered Owner in Fee Simple
Registered Owner/Mailing Address: 1104194 B.C. LTD., INC.NO. BC1104194
100 2240 CHIPPENDALE RD
WEST VANCOUVER, BC

V7S 3J5
Taxation Authority West Vancouver, The Corporation of the District of
Description of Land
Parcel Identifier: 031-367-461

Legal Description:
STRATA LOT 1 DISTRICT LOT 775 GROUP 1 NEW WESTMINSTER DISTRICT
STRATA PLAN EPS6008
TOGETHER WITH AN INTEREST IN THE COMMON PROPERTY IN PROPORTION TO THE UNIT
ENTITLEMENT OF THE STRATA LOT AS SHOWN ON FORM V

Legal Notations
THIS TITLE MAY BE AFFECTED BY A PERMIT UNDER PART 26 OF THE LOCAL
GOVERNMENT ACT, SEE CA5183625

Charges, Liens and Interests

Nature: MORTGAGE

Registration Number: CA6071812

Registration Date and Time: 2017-06-15 15:40

Registered Owner: CANADIAN WESTERN BANK
Remarks: INTER ALIA

Title Number: CA8935526 W % SEARCH PRINT Page 1 of 3



TITLE SEARCH PRINT
File Reference: 50860-0006

Nature:
Registration Number:

Registration Date and Time:

Registered Owner:
Remarks:

Nature:
Registration Number:

Registration Date and Time:

Registered Owner:
Remarks:

Nature:
Registration Number:

Registration Date and Time:

Remarks:

Nature:
Registration Number:

Registration Date and Time:

Remarks:

Nature:
Registration Number:

Registration Date and Time:

Registered Owner:

Remarks:

Nature:
Registration Number:

Registration Date and Time:

Registered Owner:

Remarks:

Nature:
Registration Number:

Registration Date and Time:

Registered Owner:

Remarks:

Title Number: CA8935526
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2021-04-28, 13:10:58
Requestor: Hana Holbrook

ASSIGNMENT OF RENTS )
CAB071813 (A
2017-06-15 15:40

CANADIAN WESTERN BANK

INTER ALIA

COVENANT

CA7628594

2019-07-17 15:25

THE CORPORATION OF THE DISTRICT OF WEST VANCOUVER
INTER ALIA

PRIORITY AGREEMENT

CA7628595

2019-07-17 15:25

INTER ALIA

GRANTING CA7628594 PRIORITY OVER CA6071812

PRIORITY AGREEMENT

CA7628596

2019-07-17 15:25

INTER ALIA

GRANTING CA7628594 PRIORITY OVER CA6071813

CLAIM OF BUILDERS LIEN

WX2152487

2020-08-17 10:20

ILIR VUKAJ

DOING BUSINESS AS ADVANCED EURO PAVING
INTER ALIA

CLAIM OF BUILDERS LIEN
CAB8515403

2020-10-23 11:49

PF MECHANICAL LTD.
INCORPORATION NO. BC1063604
INTER ALIA

CLAIM OF BUILDERS LIEN
CAB531854

2020-10-29 13:38

TORR ELECTRIC LTD.
INCORPORATION NO. BC0958943
INTER ALIA

ITLE SEARCH PRINT Page 2 of 3



DocuSign Envelope ID: FF342192-4E01-4D06-B6AC-B55DF4AD9AB1

25
TITLE SEARCH PRINT 2021-04-28, 13:10:58
File Reference: 50860-0006 Requestor: Hana Holbrook
Nature: CLAIM OF BUILDERS LIEN —
Registration Number: CA8601907 v
Registration Date and Time: 2020-11-27 10:18
Registered Owner: ASCENT DRYWALL AND COATINGS LTD.
INCORPORATION NO. BC1113942
Remarks: INTER ALIA
Nature: CLAIM OF BUILDERS LIEN
Registration Number: CA8683352
Registration Date and Time: 2021-01-05 10:22
Registered Owner: W.S. FIRE PROTECTION LTD.
Remarks: INTER ALIA
Duplicate Indefeasible Title NONE OUTSTANDING
Transfers NONE
Pending Applications NONE

Title Number: CAB935526 GE\} . TITLE SEARCH PRINT Page 3 of 3
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REMOVAL OF PAGE 1 OF 2 PAGES
L “SUBJECT TO CLAUSE”
REALTO
AND APPOINTMENT OF MLS® 2662715

CONVEYANCER NO.
r 3
BUYER:; Christopher Douglas Nelson __Diana Roberta Reid __ SELLER: o
ADDRESS OF PROPERTY: 2175 ARGYLE AVENUE WEST VANCOUVER, BC _ BC V7V 1A5
PLD #: 031-367-461 DATE OF CONTRACT: April 01, 2022
.- _ I

A. REMOVAL OF “SUBJECT TO CLAUSE"

WITH REFERENCE TO THE ABOVE, THE SUBJECT TO CLAUSE(S) NOTED BELOW, IS/ARE WAIVED OR DECLARED FULFILLED,
TIME SHALL REMAIN OF THE ESSENCE,

SUBJECT TO the Buyor(s) oblaining and approving the Property Disclosure Statement dated March 3 ,2022 on or balfore APRIL 8, 2022. This condition is for the sole banefit of the Buyer(s).
‘This document s incorparated into and forms part of this Contract of Purchase and Sale.

SUBJECT TO the Buyer(s) obialning a Title Search on the property and any pertinent information regending charges on or before

APRIL 9, 2022. This condition Is for the scla benefit of the Buyer(s). This document is incorporatad into and forms part of this Cantract of Purchase and Sale. Saller(s) to supply partinent
Information regarding chamges and any explanatory plans, if avaliable, on Title.

SUBJECT TO the Buyer(s) amranging financing satisfactory to them on or before APRIL 9, 2022. This condition Is for the sole bensfit of the Buyer(s).
SUBJECTTounauynr(a)onotbeMAPRlLs 2022 reading and approving the following documents with respect io information that reasonably may adversely sfiact the use or value of ths
mummmgnyby-hw of repalr or maintenance, special levy, judgment or othsr liabliity, whether actual or

potentizl: This condition is for the solo benefit of the Buyer(s).

= A current Form 'B’ (nformation Certificate attaching the strata corporation’s rules, curment budget and the developer's Rental Disclosure Statament, if any;

- A copy of the registered strata plan, any amendments to the strata plan, and any resolutions deaking with changos to common proporty;

- The cument by-laws and finsncial stalements of the strata corporation, and any section to which the strata corporation lot belongs:

= The Minutes of any moeting hold between the period from MARCH 1, 2020 to APRIL 1, 2022 by the strata councll, and by the members In annusl, extreordinary or special genaral meetings, and
by the members or the executive of any section to which tha strata lof befongs;

- A capy of any enginear's or ather consultant's reports concaming this atrata corporation, and;
- A copy of the most recent Depreciation Report, if any.

Immediatoly upon acceptance of this offer or counter offer, the Seller(s) will authorize the Sellar's agent to request, at the Seiler’s expense, complete copies of the documants listad above from
the strata corporation or other source and to immaodiately, upon receipt, defiver the documents to the Buyer's agent.

SUBJECT TO: (A) the Buyer reviewing and approving tha terms and rites of the strata corporation’s insurence, inchuding the premium amounts, daductible amournts, end coverage Kmits
thereunder and the date of explration of such policy or poficles; and(B)lhaBuyefeanﬁ-rrﬂngﬂnWsaﬂWbobhhwWMmrMmmmedﬂythum
mmmmmmm.mammmbhumm comoration's insurence, in each case on of before APRIL 9, 2022. These conditions ara for the gole benafit of

Immediately upon execution and detivery of this Contract of Purchase and Sale by afl parties, tho Seller or the Seller's agant, will obtaln coples of the strata corporation insurante policy
mumwwdmammuammmdmmmmm mnmmmmmma)wmmmm)modmmmm
of 's agant.

WITNESS TO BUYER(S) SIGNA

Bt 7% 2022

DATE f April 6, 2022 (BUYE Diana Roberta Reid
e
WITNESS TO SELLER(S) SIGNATURE (SELLER) B G b s 7 e
- e
| DATE April 6, 2022 (SELLER) )
s =)
B. APPOINTMENT OF CONVEYANCER
THE BUYER HEREBY APPOINTS OF
TO COMPLETE ALL NECESSARY LEGALAND CONVEYANCING DOCUMENTS ON THEIR BEHALF.
THE SELLER HEREBY APPOINTS OF
TO COMPLETE ALL NECESSARY LEGALAND CONVEYANCING DOCUMENTS ON THEIR BEHALF. )
FEB/2009

gl Nl g Febi2008
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BMO e Bank of Montreal - Banque de Montréal ~ CANADIAN § DRAFT / TRAITE EN DOLLARS CANADIENS
BMO HARRIS PRIVATE BANKING 060568

595 BURRARD STREET, 9TH FLOOR e Q022 Are o)A
VANCOUVER, B.C., CANADA V7X 1L7 ol

Pay to the order of ]Tr-. VIRANI REAL EST’QTE H—DWSOﬁ} | $ 5’9“?' XOODO

Payez a l'ordre de
BANK OF prm T W N ¥
.’. PRy, L X *-'i' at """ 1:’ Q ﬂm 1/100 Candlunc/m@rs Canadiens
2 2 )] v

for Bank of Montreal/pour la Banque de M
Name of remitter / Nom de I'expéditaur
Address of remitier { Adresse de Paxpéditeut Sighing Officer / Sig

wOR9SewD0 N 3LBBOZ0EOSEAL [0
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. ; BAR ASSOCIATION
Egglsgsgaulr\r\s?:ciation British Columbia Branch

CONTRACT OF PURCHASE AND SALE ADDENDUM / AMENDMENT

PAGE 1 of 4BAGES

MLS® NO: R2662718 DATE: April 02 2022

RE: ADDRESS: 2175 ARGYLE AVENUE WEST VANCOUVER, BC BC V7V 1A5
LEGAL DESCRIPTION: STRATALOT 1 DISTRICT LOT 775 GROUP 1 NEW WESTMINSTER DISTRICT STRATA PLAN EPS6008 TOGETHER WITH AN
INTEREST IN THE COMMON PROPERTY IN PROPORTION TO THE UNIT ENTITLEMENT OF THE STRATA LOT AS SHOWN ON FORM V

PID: 031-367-461 OTHER PID(S):

| ADDENDUM TO / AMENDMENT MADE FURTHER TO AND FORMING PART OF THE CONTRACT OF PURCHASE AND SALE ‘
DATED April 1 2022 MADE BETWEEN Christopher Douglas Nelson Diana Roberta Reid

|
AS BUYE R(S), AN ™ Bowm Group ine. Recsiver of 273 Arave Avenue LP, 1104154 8C Lid., Argyle

AS SELLER(S) AND COVERING THE ABOVE-MENTIONED PROPERTY, THE UNDERSIGNED

HEREBY AGREE AS FOLLOWS: Prior to
The receiver will arrange with the general contractor to do a deficiency walk-through with the Buyers=after court approval. A mutual list of ‘

deficiencies will be agreed upon and remedied at the cost of the Seller prior to the Completion Date. All workmanship will be equal too or
greater than existing.
Prior to court approval

@

(Vo |

~—— DocuSigned by:

C’é;;: 5;’"::;‘; |C{iﬂ K i‘ @ ngﬂd‘bp{kw DOWQ(AS MLson. @

e

RAE5772B0540C... BUYER
B_F21C03CDBB1405... . .
Christopher Douglas Nelson Diana Roberta Reid
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RESIDENTIAL APPRAISAL REPORT

REFERENCE: NIEM! LAPORTE & DOWLE APPRAISALS LTD. FILE NO.: 190780
| cuer: Richards Buell Sutton LLP | | ac ueuser: lan Bendyshe-Walton
| ATTENTION: Daniel D. Nugent f&/ company: Niemi LaPorte & Dowle Appraisals Ltd l‘

E: ADDRESS: 700401 West Geogia Street g ADDRESS: #312 - 8678 Greenall Avenue ‘

a Vancouver BC V6B 5A1 [/ Burnaby, B.C., V5) 3M6
EMAL: dnugent@rbs.ca @l EMAL: info@nldaporaisals.com| Appraisal Institute

| [ pHone: FAX; | phoe: 604-438-1628  rax.  604-438-2886 of Canada
PROPERTY ADDRESS: 2175 Argyle Avenue eny; West Vancouver PROVINCE: _ BC  PoSTALCODE: V7V 1AS

3 LEGAL DESCRIPTION:  Proposed Strata Lot 3, of Lot 22, Block 7, Dist Lot775, Plan VAP4595, LD 36, Roll# 100624000000 PID 011-469-013

vl saurce:  BC Assessment/MLS

§ MUNICIPALITY AND DISTRICT: District of West Vancouver

¥ ASSESSMENT:  Lands N/D Imps $ N/D Total $ N/D Assessment Date: 01-Jul-2019 Tares$ N/D Year 2020

|| EXISTING USE: Single Family Residential OCCUPIED BY: Owner
NAME: Canadian Western Bank Name Type: Applicant
PURPOSE: |X| Ta estimate market value mTo estimate market renl D "as if ified" at the effective date of isal, subject to hed ions and limiting conditions.
INVENDED USE: D First mortgage financing only |:| Second mongage financing only D!‘ i .Asset only as court sale, not for financing purposes - See Attached Addendum.
INTENDED USERS (by name). Client as stated above. Use is authorized only to the client and as stated in the attached Letter of Reliance, if applicable.
REQUESTED BY: |X| Cliert above D Other  Use of this report by anyone other than the Client and Intended User is not permitied by the appraiser(s), and liability in this respect is denied.

I=| VALUE: Currert [Jrevospective [ Prospective

E: D Update of ariginal report completed an with an effectiva date of File No.

g: PROPERTY RIGHTS APPRAISED: [X]FeoSimpe [ Jlessehod [ | CondominumSvaa [ ]

3| MAINTENANCE FEE {f applicabl): N/A

< CONDO/STRATA COMPLEX NAME (i applicable): N/A
IS THE SUBJECT A FRACTIONAL INTEREST, PHYSICAL SEGMENT OR PARTIAL HOLDING? No [ ves 1 yes. see comments)
APPROACHESUSED: | DIRECT COMPARISON APPROACH [X] COST APPROACH [ INCOME APPROACH
EXTRAORDINARY ASSUMPTIONS & LIMITING CONDITIONS [Cno [X] ¥ES (see attached addendum)
HYPOTHETICAL CONDITIONS Xino [ VES (sce atached addendum. A hypothetica condiion requires an extaondinary assumpion)
JURISDICTIONAL EXCEPTION [X|no [ ] YES ssee atiached addendurd
NATURE OF DISTRICT: [X]Residersar  [__] Commercal [ Jindusvial [ ] Agiwmural  [] From To
TYPE OF DISTRICT: [ X] Utban Csuowwan [ rorat [ recreationat [_] | AGE RANGE OF PROPERTIES (pvars): New 25+

BUILT-UP: Moverrse [Jzs-13%  [Junderzsss  [ruea Note: Price range above represants the subject property type.
CONFORMITY  Age: || Newer [X] simitar [Joder O MARKET OVERVIEW:  Supply: [ JHigh  [X]Average [ Jiow

TREND OF DISTRICT: [ improving Stable [Chrvansion [ veterioraing ] ‘ PRICE RANGE OF PROPERTIES: | 3 1,000,000 |s 5,000,000
Condion: || Superior Smiar [ weir  [] | pemanc: [ Jigh (K] average [ Jiow
— |

ste: | ltwer  [Xlsmbar [ |smater [ ] PRICE TRENDS: [ inorsazig [X] Stable [ | Decining.
COMMENTS: [T vetimental Conditions Observed
market appel, proximity and amerites, antcipated ivate i ¥ ons (ra unkerot propeties, major rafic areries, i i landtil stes)

NEIGHBOURHOOD

The subject property is located in the "Dundarave” area of West Vancouver. This is an urban neighbourhood located within reasonable proximity to urban amenities
such as public transportation, shopping, public schools, hospital services, and police and fire protection services. There are no adverse influences noted in the
immediate area. The subject property is located on a street which experiences a light traffic flow throughout the day, and is close to arterial route access

SITE DMENSIONS: Proposed Strata Site utimes:  [X] etephone NawralGas  [X] SwmSewer  [X] Saritary Sewer [ | Septic
LOT SIZE: N/A Unk o Measwement  SUare feet openoien [ oanganc [
Source: BC Assessment WATER SUPPLY: [ X] Municipal eavaewar  []
ToPoGRAPHY:  Level with road grade
FEATURES: [ |GravetRoasd  [X]PavedRoad  [X] Lane [X] sidewats [X] curs
CONFIGURATION: Regular shaped interior lot. [Xsuecriigms  [X] cablesison [
ELECTRICAL: || Overbead [X] vderguuna ]
ZONING: RM2 - Multi-Family Residential DRIVEWAY: [ Private [X] Mot [ hone [ singe Double
Source: BC Assessment/Zoning Map |:| Underground EI Lancway I:l
14| OTHER LAND USE CONTROLS (see commens): OCP-Multi-Family Residential Suiace: Asphalt
|| use conrorms:  [X]ves  []N0 (oo commens) PARKING:  [X] Garage [T capor [ oriveway [J sweet Double
| assemBLaGe  [Xno ] YES (see commens) LANDSCAPING: [X] Good 7] average O rair [T poor
| Timie SEARCHED: [ VES  [X]NO (see comments and imitng condiions) See comments betow. | CURBAPPEAL: [ Good [averae  [JFar [ Teo
| COMMENTS: ] vetimental Condtions Observed
Include features such as zoning, official community plans, local area plans, fiood plains, EPA, greenbel, reserves, heritage, easemerts, t ions such as #ens, assamblage, k of enve i tanks, etc,

The subject property appears to conform to the zoning bylaw in terms of use, unless otherwise indicated. A title search has not been completed in canjunction with this appralsal (unless

otherwise indicated). Therefore, this isal invokes an inary limitation under the Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP). There were no

obsarved environmental hazards on the subject property or neighboring properties, however an in-depth analysis in this regard has not been undertaken and is not within the scope of this

appraisal (as per Assumptions and Limiting Conditions, Part 7 & B). There is no known environmental contamination of the subject site, however we have not inspected or tested the soil or
| subsoil and we are unable to report any such part of the subject property is free from defect or in such condition as to render the subject property less valuable.

Form produced using ACI software, B00.234.8727 www.aciweb.com AIC Full 0518
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RESIDENTIAL APPRAISAL REPORT

REFERENCE: NIEMI LAPORTE & DOWLE APPRAISALS LTD. FILE NO: 190780
| YEAR BUILT (estimated: __ 2020 PROPERTY TYPE:  Townhouse ROOFING: Torch-On
YEAR OF ADDITIONS: DESIGNSTYLE:  Two Storey/Bsmt Condtion: Xowd [Javerage [Jrar [ poor
EFFECTIVE AGE: 0 years | CONSTRUCTION: ' Wood Frame Roof viewed from street anly. Assumed average or better
REM. ECONOMIC LIFE: 60 years | winDOWS: Double glazed, aluminum sash condition,
COMMENTS: BASEMENT: Fully finished basement area EXTERIOR FINISH: Wood/Stucco with stone trim
100% Complete ESTIMATED BASEMENT AREA: 1,021 [X] sq.F. [} sq.m. Condition: Keood [Javerage [rair [ Poor
ESTIMATED BASEMENT FINISH: O % I No known deficiencies with the roof or bullding envelope, therefore we Invoke
FOUNDATION wALLS: Concrete foundation an v that the roof and envelope are free from defects. |
BEDROOMS(#) BATHROOMS(#) INTERIORFINISH ~ Walls Ceilings | CLOSET: 6o [X] average eair ] Poormone
Large 1 2pee XXX Good Drywall X1 Xl | wsuamion: [X] ceting [X) watis [Koasemen  [] Crowt Space
2 hverage 1 apec Average  Plaster O ] | irto Souree: Owner, and/or assumed as per building code.
Small 1 dpiece Fair Pancling O ] | pumeiig unes: Copper/ABS/PEX - Assumed ko Source: AS per bldg code.
1 Den 1 Spece Poor O O |roorean:  [X]Goea [ aversge O air [roor
O | eurawexrra: [X] stove [X] oven [X] istwasher [ Garburator
FLOORING: Hardwood/Tile | [ vacum [ Secury System [X] Firepiace [ skytig [ sotariom
ELECTRICAL: [ JFuses [ X] resters A d adequate service and compliant with bidg code. | || HRVerilatsr [ X] CemwalAir ] ArCerer || Sauna [ setea Tub
ESTIMATED RATED CAPACITY OF MAIN PANEL: 200 amps | [X] Garage Opener [ Swimming Poot [X] Elevator
HEATING SYSTEM: Radiant Fuel type: Gas
WATER HEATER:  Types Gas OVERALLINT. conD: | X] Good [] Averace [ ] Fair [T Poor |
| LEVEL: ENTRANCE| LVING | DINING | KITGHEN | FAMILY |BEDROOMS| DEN | FuLLBATH i PARTBATH | LAUNDRY | REC ‘ ROCMTOTAL |  AREA
| MAIN 1 1 1 1 ] 1 | | 1 ! 4| 1,015
| SECOND | | 2 | 1 2 | 3| 1,142
| -— - |
: — - ‘ '
| | -
|| ABOVE GRADE TOTALS _ ROOMS: 7 BEDROOMS: 2 BATHROOMS:  2F 1H ) | 7 2,157
| BASEMENT | | | 1 |1 | 1 1 | 2 1021
= [ ‘ | ‘ ‘ [ ‘
g UNIT OF MEASUREMENT:  [X]Sq.rt [ ]Sq.m.
¥§ SOURCE OF MEASUREMERT:  Flaor Plan

BASEMENT FNisH: - The subject property has a finished basement area which comprises of recreation room; a den; and a laundry. Plumbing includes
a three-piece bathroom

GARAGESICARPORT/PARKING FaCILITIES: Attached double garage with rear lane access.

SITE IMPROVEMENTS (INCLUDING DECKS, PATIOS. DUTBUILDINGS, LANDSCAPING, etc): Walkways, front patio, upper deck, roof top deck, concrete pathways, and
landscaping.

COMMENTS: [ Detimertat Gondiions Onserved [ ncosmplete Construstan (see commerts)

Buiding, appearance, quality, condition, sesvices, extras, parsonal propety, etc.

The subject dwelling appears to have been constructed using good quality materials and workmanship, and conforms to the surrounding
neighbourhood. Please see the attached Narrative Addendum for further details regarding the Regional Description, Neighbourhood
Description, Site Description, Description of improvements - Exterior & Interior, and Conclusions.

The intended user is cautioned that the appraiser(s) have not inspected or checked the drainage and drain tiles, or the heating, septic, sewer,

air conditioning, electrical, plumbing, and other systems as may be applicable and are therefore unable to report any such features on such

| systems are free from defect. For the purpose of this report the appraiser(s) have assumed such features and systems are in good working
arder.

| The appraiser(s) have not inspected or tested the soil or subsoil, or the foundation, or woodwork, or framework of any structure and the parts
| of any structure and the appraiser(s) are therefore unable to report any such part of the property is free from rot, beetles or other defects or is
|in such condition as to render the property less valuable. For the purpose of this report the appraiser(s) have assumed there are no

inadequacies, insufficiencies, or faults in the property and assume no responsibility for such conditions or for any inspection or testing which
Imight be required to discover such conditions.

Feem produced using ACH software, 800.234.8727 www.acheb, com AIC Full 0518
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RESIDENTIAL APPRAISAL REPORT
REFERENCE: NIEMI LAPORTE & DOWLE APPRAISALS LTD. FILE NO; 190780

LAND VALUE AS IF VACANT: [X] WA $ Proposed Strata Site SOURCE OF DATA: Based on Direct Comparison Research Commen: _"as if vacant” under highest & best use.

il
2| exisTnG use: Multi-Family Residential.

£ | HIGHEST AND BEST USE OF THELAND AS IF VACANT: | X Residental Coer
E HIGHEST AND BEST USE QF THE PROPERTY AS IMPROVED: [ X] Existng Residentisi Use | Otrer Unlless otherwise noted.

':', ANALYSES AND COMMENTS: - See Attached Addendum for further details, including Highest & Best Use Analysis and Comments [ as per CUSPAP)

hrncluding defining, analyzing and resolving.
W

:

COMPARABLE NO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3
= SUBJECT Deseription ' $ Adpustment | Dscription L SAdumm Descripin ! S Aduenens
2175 Argyle Avenue TH102 - 1333 Bellevue Avenue | 5252 Timberfeild Lane 5 - 5402 West Vista Court
West Vancouver, BC V7V 1A5 | West Vancouver, BC West Vancouver, BC West Vancouver, BC
DATA SOURCE MLS/BC Assessment | MLS R2442151 5 MLS R2443778 H MLS R2458284 i
DATE OF SALE n/a 04-Mar-2020 ' Positive Adj | 13-Jul-2020 | Positive Adj | 14-Sep-2020 | Positive Adj
SALE PRICE sn/a s 4,000,000 | $ 2,500,000 i s 3,250,000 )

DAYS ON MARKET n/a 1 ) 125 ! 112 ;
LISTPRICE $4,495,000 i 152,688,000 ' $3,008,000 |
Sale $/SF $2,022 per Sq/ft i 181,027 per Sq.Ft ; $1,055 per Sq.Ft |
LOCATION Dundarave Ambleside ! Superiori Upper Caulfeild ! Inferior | Upper Caulfeild ' Inferior
SITE DMENSIONSILOT SIZE | Proposed Strata Site | Strata Site {  Similar | Strata Site i  Similar | Strata Site i Similar
BUILDING TYPE Townhouse Townhouse i Similar | Half Duplex E Similar | Townhouse i Similar
| DESIGNSSTYLE Two Storey/Bsmt | Two Storey ! Similar | Three Storey ¢ Similar | Two Storey . Similar
| AGE/CONDITION | New ! V-Good | New i V-Good : Similar [36 yrs ! Renov ! Inferior|24yrs ' Renov ! Inferior
| LIVABLE FLOOR AREA 2157 Sq.Ft. 1,978 Sq.Ft i Inferior | 2,435 Sq.Ft ! Superior | 3,080 Sq.Ft {  Superior
| TotalRooms | Bdrms TomlRooms ' Bdms ! TolalRooms | Bdms ! TotalRooms | Bdmms '
ROOM COUNT 7 42 7 0 2 t Simiar| 6 1 2 | Similar|] 7 | 3 | Superior
BATHROOMS 3F1H 2F1H i Inferior 2F1H i Inferior 3F1H i Similar
5| BASEMENT 1,021 Sq.Ft | None ! Inferior | None ! Inferior | None ! Inferior
§ PARKING FACILITIES Double Garage | 2 U/G stalls ! Similar | Double Garage i Similar | Single Garage i Inferior
| QUALITY/APPEAL Good | Superior 1 Superior | Inferior i Inferior | Inferior i Inferior
<l view Ocean Views Superior ! Superior | Inferior ' Inferior | Similar ; Similar
§ BSMT FINISH Fully Finished None ! inferior | Fully Finished ! Inferior | None ! Inferior
5 CONSTRUCTION Wood Frame Concrete i Superior | Wood Frame i Similar | Wood Frame i Similar
la| COMPLEX The Marson Grosvenor Ambleside | Superior | Sahalee { Similar | Edenshaw ! Similar
& FeATURES Roof Top deck Inferior i Inferior | Inferior i Inferior | Inferior | Inferior
ADJUSTMENTS (Gross?%, Net%, Dotar) % % S | % % $ | % % s ]
ADJUSTED VALUES 3 Overall Superior | s Overall Inferior |s Slightly Superior
ANALYSES AND COMMENTS:
Include quaitath itati ion for sale condi market conditions and propesty adjustments including location, physicalieconomic characteristics, use, non-reahty, rationale for most appropriate comparables.

| All sales analyzed are the most comparable known to have occurred and are taken from the MLS system (unless otherwise noted) and are assumed to be amm's length in

| nature. The charted adjusted value range by Direct Comparison was determined. Comparables 1,2,4, and 5 are older sales which required an upwards time adjustment which
| reflects the cument market. The adjusied range is between $,2,800,000 ($855/square foot) to $3,200,0000 ($978/sguare foot) with a mid point of $3,000,000 {$917/square

| foot). See qualitative analysis.

The Direct Comparison Approach is based upon the principle of substitution which stales a prudent investor would pay no more for a propery than the cost of acquiring an
altemative property with the same utility, The Direct Comparison Approach involves the in igation and lysis of recent, similar sales and listings of progerties coupled
with a process of comparison with the subject. Adj are made to for diff b each parable sale and the subject. Such an
adjustment process derives from each comparable an expscted price that it would have sold for had it pc d the relevant istics that the subject possesses.
From these adjusted sales prices, a defensible estimate of value for the subject may be made. "The Direct Comparison Approach looks at the differences in the legal,

physical, locati and istics of comparable sales and listings and more clossly on differences in the property rights, the sales dates, the listing dates, the

tivation of parties invalved and the fi ing. The Direct Comparison Approach is directly related to the prices of comgarable, competitive properties, which then
determine ils market value."(Basics of Real Estate Appraising, Fourth Edition 1995, Page 232).

See additional comparables 4 to & page for additional Direct C isen Approach analysis and descripti
"* Please nofe that the ility of the parables are idered superior to the subject, and this has been d for in the estimated value. ™
ESTIMATED VALUE BY THE DIRECT COMPARISON APPROACH tounded: 5 3,000,000 Incl GST as if Stratified
For produced using ACH software, 800.234.8727 wwi 2cweb.com AIC Ful 0518
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attribute, whereas a

. Approach concluded.

1

then concluded as a valus estimate or a range of vaiue.

reflects the subject praperty being inferior to the comparable property in a particular attribute.

The "Date of Sale" o

ibed for each

in the Direct G

the sale. The AIC - CUSPAP Standards recammend that where possible, consistency be used in the selection of “Date of Sale”, and that the treferred date be the date the price was ajreed upon,

| which is ypically "Contract Date”. Piease refer to the AIC CUSPAP Standards,
1 !

of Third Party
information, Municipal websites and databases, Developer websites and data sources, Property Managers, home owners, and/or Realtor provided data, among others, must be relied upon. The types

In the

ding the b,

propertl

CUSPAP, Piease refer to the AIC CUSPAP Standards.

of this report, it

the Direct Ci

In a Qualitative Analysis, a relative comzarison of each comparable to the subject is made, including a ranking analysis for the comparables, The value i

REFERENCE; NIEM! LAPORTE & DOWLE APPRAISALS LTD. FILE NO.: 190780
COMPARABLE NO. 4 COMPARABLE NO. 5 COMPARABLE NO. 6
SUBJECT Desiir | sAfuamen Descrigion ! sAdusmen | Descripion ! SAdimimon
2175 Argyle Avenue 302 - 2265 Twin Creek Place 2827 Chippendale Road
West Vancouver, BC V7V 1A5 | West vancouver North Vancouver, BC |
DATA SOURCE MLS/BC Assessment | MLS R2406278 ! MLS R2415421 ! | }
DATE OF SALE n/a | 18-1an-2020 ! Positive Adj | 29-Oct-2019 | Pasltive Ad | i
SALE PRICE snfa |s 3,780,000 i s 2,700,000 ' $ i
DAYS ON MARKET n/a 1124 i 7 ! !
LISTPRICE 143,998,000 i $4,250,000 : 1
Sale $/SF $1,173 per Sq.Ft | $820 per Sq.Ft : |
LOCATION Dundarave Whitby Estates ! Inferior | Whitby Estates ! Inferior i
SITE DIMENSIONS/LOT SIZE | Proposed Strata Site | Strata Site i Similar | Strata Site i Similar !
BUILDING TYPE Townhouse Townhouse i Similar | Townhouse i Similar )
DESIGNSTYLE Two Storey/Bsmt | Two Starey/Bsmt ' Similar | Two Storey/Bsmt ! Inferior {
AGEICONDITION New | V-Good |13yrs | Good ! Inferior|1yr ' Good ! Inferior : '
| LIVABLE FLOOR AREA 2157 Sq.Ft. 2,991 Sq.Ft i Superior | 2,293 Sq.Ft i Superior : i
l Total Roons ' Bdrms Total Rooms : Bdrms ' Tatal Rooms ! Bdmms ! Total Rooms ! Bdms !
ROOM COUNT 7 12 7 i+ 2 i Similar 8 | 4 i Superior ; i
| BATHRODMS 3F1H 2F1H i Inferior 4F i Superior i
| BASEMENT 1,021 Sa.Ft 231 S Ft ! Inferior | 1,000 Sq.Ft i Similar i
| PARKING FACILITIES Double Garage 2 U/G Stalls ' Similar | Double Garage ' Similar i
| QUALITY/APPEAL Good Similar i Similar | Inferior i Inferior | i
VIEW | Ocean Views Superior ! Superior | Superior ! Superior | '
BSMT FINISH | Fully Finished Unfinished i Inferior | Fully Finished i Similar | i
=| CONSTRUCTION | Wood Frame Concrete { Superior | Waod Frame i Similar | i
g COMPLEX i_The Marson Twincreek Place ' Superior | Chippendale Mews ' Similar | E
| FEATURES | Roof Top deck Inferior | Inferior | Inferior i Inferior i
1| ADJUSTMENTS (Gross%, Net%, Dofar % % $ % % S % % 3 0
§ ADJUSTED VALUES Is Overall Superior | s Overall Inferior | s o 0]
[V ANALYSES AND COMMENTS:
g Inctude qualiative or for sale conditi p market conditions and propesty adjustments including location, physical/economic characteristics, use, non-realty, rationale for most appeopriate comparables.
S Direct Comparison Approach Continued:
o
'5 In @ Quantitative Analysis, adjustments are made to account for relevant di between each 5 sale and the subject, Such an adjustment process derives from each comparable an
E expected price it would have sold for had it possessed the relevant that the subject Fram these adjusted sales pricas, a defensible estimate of value for the subject may be
=

made. In applying this approach various units of comparison can be selected derending upon the nature of the property. Dollar value adiustments have been made in the comparable grid to reflect

markatable differences betwean the subject property and each comearable property. Upwards comparable adiustments reflect the subject property being superior to the comparable in a particutar

of these

| In the subject instance, a Qualitative Analysis has been undertaken, with a ranking analysis and market value range for the subject determined, and a market value estimate by Direct Comparison

Approach s typleally the “Contract Date” as provided in the MLS listing, and not the "Completion Date" or “Transfer Date” of

from sources which may include MLS listings, BC Assessment

of third party data provided may include information pertaining to the age, fioor area, condition, quality of finish, date of sale, sale price, GST, special assessments, and other pertinent information
and/or the subject property. In addition, unless otherwise stated herein, we did not verify client-supplied information, which we believed to be correct. If any sources
of third party provided information are subsequently found to be incorrect, this could have an impact on the estimate of value. Tha intanded user is tharefore cautioned that we reserve the right o adjust

our opinion of value accordingly if incorrect deta is found to have been crovided, and liability in this regard is #xpresst; denied. This forms an extracrdinary assurotion and limiting condition under

Form produced using AC) software, 800.234.8727 waw.aciweb.com
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RESIDENTIAL APPRAISAL REPORT

REFERENCE: NIEMI LAPORTE & DOWLE APPRAISALS LTD. FILE NO.: 190780
SUBJECT SOLD WITHIN 3 YEARS OF EFFECTIVE DATE: COves [Xno

ANALYSES OF SALE TRANSFER HISTORY: (mirimum of tvee years)

The subject property has not been sold on the MLS system in the last three years.

SUBJECT LISTED WITHIN 1 YEAR OF EFFECTIVE DATE: ves [Jwno SUBJECT CURRENTLY LISTED: XEves [Ono
ANALYSES OF AGREEMENTS FOR SALE, OPTIONS, LISTINGS OR MARKETING OF THE SUBJECT: (minimum of one year)
The subject property has not been sold or listed on the MLS system in the last year.

SALES HISTORY

ANALYSES OF REASONABLE EXPOSURE TIME:
Exposure Time may be defined as the estimated length of time the property interest being appraised would have been offered on the markst before the hypathetical consummation of a sale at the
estimated value on the effective date of the appraisal. Forthe subject property, the exposure time has been estimated at 1 manth to 4 months, provided that tha subject is listed on the Multipte Listing

Service at a price which is reasonable in relation to the value estimate herein. See CUSPAP for details.

In contrast, Marketing Time is defined as the estimated length of time the property interest would have to be offered on the market before actual consummation of a sale at the estimated value after the

EXPOSURE TIME

sffective date of the I p Time and ing Time may not be equal, depending on factors such as changing market conditions. See CUSPARP for details

| RECONCILIATION AND FINAL ESTIMATE OF VALUE:

%- Reconciliation is the application of the process of evaluating alternative conclusions from each of the approaches utilized in the arpraisal, and selecting from these indicators to arrive at a final

-
§| estimate of value. The relativa signil licability and ibility of the indication of value derived from each appraach is weighed and reliance is placed on those approaches which best

_‘! approximate the behaviaur of the buyers and sallers currently in the market for properties of the subject's type. In the subject instance, the Cost App has been given suppartive weight in the final
| value analysis, with emphasis placed primarily on the Direct Comparison Approach to arrive at the final estimate of value.

No Income Approach has been completed for the subject property, as analysis of this type is outside the scope of the residential farm report, which is the format specifically requested by the client. If
an Income Approach is considerad to be applicable to the subject property fype and is a requirament of the intended user, a Full Narrative Format appraisal rather than a Form Report would be

reguired, and cauld be conducted for an azpropriate fee. Further, inclusion of an Income Approach for apglicable propeny types coutd result in a different value conclusion derived through that

RECONCILIATION AND FINA

approach. Therefare if the Incoms Approach is considered a relevant valuation procedure/approach to value for the sublect property type, this forms an i ion and limiting

under CUSPAP,

UPON REVIEWING AND RECONCILING THE DATA, ANALYSES AND CONCLUSIONS OF EACH VALUATION APPROACH, THE MARKET VALUE OF THE INTEREST IN THE SUBJECT PROPERTY

ASAT 09-Dec-2020 (Efective Date of the Appraisal) 1S ESTIMATED AT $ 3,000,000 Incl GST COMPLETED ON 21-Dec-2020 (Date of Report)
AS SET OUT IN THiS REPORT, IS SURJECT TO THONS AND LIWITING CONDSTIONS, THE VERIFICATION OF WHICH IS OUTSIDE THE SCOPE OF THIS REPORT.

DEFINITION OF MARKET VALUE: The most probable price, as of a specified date, In cash, or in terms equivalent to cash, of in other precisely revealed terms, for which the specified property rights should sell after reasonable exposure in a
competitive market under all conditions requisite 1o a fair sale, with the buyer and seller each acting prudently, knowledgeably, and for se¥i-rterest, and assuming that neither is under undue duress. {Appraisaf of Real Estate, Thsd Canadian Edition. 2010)
Implicit in this definiion is the consummation of a sale as of a specified date and the passing of titie from seller to buyer under conditions whereby: buryer and selier are typically motivated; both parties are well informed of well advised, and acting
inwhat they consider their own best interests; a reasonzbie time s allawed for exposure in the open market; payment is made i tenms of cash in Canadian dollars or in terms of financial amangements comparable thereto; and the price represents
the normal consideration for the property sold unaffected by spedial or creative financing or sales concessions granked by anyone associated with the sale.

DEFINITION OF MARKET RENT (f applicable): The estimated amount for which an interest in real property should be leased on the vahiation date between a willing lessor and a willing lessee on appropriaie lease lerms in an arm's length
transaction, after proper marketing and where the parties had each acted knowledgeably, prudently and without compulsion, (temational Valuation Sandards 2017)

DEFINITIONS

DEFINITION DF HIGHEST AND BEST USE: The reasonably probable use of feal property, that is physically possible, legally permissible, financiatly feasible, maximally productive and that results in the highest value. (CUSPAP 2016)

The scope of the appraisal encompasses the due diigence undertaken by the appraiser (consistent with the terms of reference from the cient, the purpose and intended use of the repor() and the necessary research and analyses to prepare a report
in accordance with the Canadian Uniform Standards of Professional Appraisat Practice (CUSPAP) of the Appraisal Institute of Canada. The following comments descrine the extent of the prcess of collecting, confiming and reporting data and its
analyses, describe relevant procedures and reasoning detalls supporting the analyses, and provide the reason for the excluslon of any sual valuation procedures,

The appraisal issue that is the focus of this has been di d and with the client, the work required o solve the issue planned, and the necessary market data acquired, analyzed and reconciled into an estimate of market
value in a manner typically expected in a “form” report.

The specific tasks and items necessary ko complete this assignment include a summary of the following:

1. assembly and analyses of relevant information pertaining to the property being appratsed, including listing and acquisition particulars # acquired within three years prior to the effective date of the appraisal;
2. asitavislt and observation of the subject property and the surmounding area;

3, assembly and analyses of pertinert economic and market data;

4. ananalyses of land use conirols pertaining bo the subject prapesty;

5. ananalyses of Highest and Best Use, or most probable use;
5. ads
7
[:}

of the appraisal jes and employed in ammiving at the indications of value;
nciusion of phatogsaphs, maps, graphics and when deemed i
reconciliation of the collected data into an estimate of the market value oF the market value range as at the effective date of the appraisal.

AN data considered appropriate for inclusion in the appraisal s, to the best of our knowdedge, factual, Due to the type of property being appraised and the nature of the appraisal issue, the firdings have been conveyed in this “form’ format.

SCOPE

Other:
See attached addendum.
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RESIDENTIAL APPRAISAL REPORT

REFERENCE: NIEMI LAPORTE & DOWLE APPRAISALS LTD. FILE NO: 190780
necenmlrmappearslnmsappvalsal Teport is subject to with the Personal jon and Electronics Documents Act (PIPEDA), Canadian Uniform Standards of Professional Appraisal Practice ( CUSPAP”) and the
foliowing conditions:
. ﬂlsreyomspreparedoriyrurmednemw awtharized users specifically identified in this report and only for the specific use identified herein. Naw\erpevsonmyretym\tlsrepoﬂmanypandmsrepmmunﬁmnhunmgmmlmm
the client and written authorization from the authors, Liability is expressly denied to any other person and, accordingly, no responsibility is accepted for suffered by any other person as a result of decisions made or actions taken
basedomhsrepoﬂ. I.labﬁyse)qxesslydenedfmanyurwulrmled usemflofaruwmvdnusesﬂ-smpunlmanyusemspeuﬁml'yndemﬁeﬂmmsmpm >ayment of the appraisal fee has no effect on liability. Refiance on this report

for
“ rket conditions, including soaa!andpoimllaums may change rapidly and, on occasion, without waming, this repon cannat be refied upon as of any date other than the effective date specified in this report uniess

mummmmwnem(s)
author wil not be responsible for matters of a legal nature that affect either the ropenybengappvasedor\helmemu.'l'napmpenylsapprasedanmebassombeugurnenespmsm(emshp.Nureqslynlﬁoesearchhasbem
performed and the author assumes that the litie is good and markatable and free and clear of a Matters of g who holds legal tita to the ised property or any portion of the appraised
propesty, are outside the scope of work and experti ‘meappmserAny i regardmglmnerﬂyufapmpeﬂysmmrmdevﬁyngmepmpenywnedbymemdm uapphamplwnedwneappmsenslm
dmnmnlwrpvsesoﬂyardanyrehrmmsmh provided by the apprafser does not constitute any ttke confirmation. Any information provided does not negate the need 1o retain a real estate
wyefsnveymmoﬂlerapprnwateexpensmverﬂynmofwnetshpambfnue
bylawsafstambsnswtsniemesmpenlvmrkamemmsedmnpmw quummprwﬂedbymwasasfaﬂwmnﬂmaiyadanymms
urmasmable Any information provided by the appraises does not negate the need to retain an
No survey of the property has been made. Anyskewhlnﬂisreponsmnsappmimﬁnemlwsardnsmludedwybassslmeremdlhsrepmtmmimgmpmpeﬂy Itis urweasonable to rely on this repont as an atemative to a
survey, and an acaredited surveyor ought to be retained for such matters,
Thsnspomsuxmletednnmebassmmmiyolappeammennwnmmemngmsrepomsnmvequxredumessspeqr:alangemtswdosolmebeenmebefnmmﬂ Such amangements will inchude, but not necessarity be limited
to: adequate time o review the report and refated data, and the provision of ap|
Udﬁoﬂewnsestaledmmsremmemmm:mkrmbdgenfmymdenumppamllnmdmis(mudng,mmmdm its soils, physical structure, mechanical or other operating systems, foundation, etc.) ofion the subject
property of offon a neighbouring property that could affect the value of the subject property. 1 has been assumed that there are no such conditions. Anty such were visibly apparent at the time of inspection ot that became apparent
dumgmemmalmseardnmdvedmmnpiemg\hereponhavebeenmedmmlewLThsrepmslmMmbewswedasanemmnenalaudlmdeprnpenymndmonlepon.assumrepumnsbeywmeswpedlhsrepm
and/or the qualifications of the author. neaulrlorn\ukesmguamleosorwames.exprossornrwed.rega'dmmeoomndmepmpeﬁy and will not be responsible for any such conditions that do exist of for any enginesring or testing
that might be required 1o discover whether such conditions exist, The baaring capacity of the soil is assumed 10 be
The author is not quakfied to comment on detrimental environmental, memmlmudngmlmmsmmmyaﬂeﬂmemwahedmepmpmyawalsed r:kldlngbumlhmdhpdlumwuwmmmullambmhimgs,water
rwndwalermmrwhdmuym:bdehnaremivmsdmnulﬂsamnmlsormcwmmsMnuygwenseweﬂhelMysdmmmmmmmyappamammdlmpemarnmlbemmappmlld the normal
involved in completing the report have been noled in the report. X is an assumption of this report that the property complies with al regulatory requir chemical and biological matters, and & s assurmed
\halmepmperlysfreeolanydemmrlalermmml chemical legal and biological conditions that may affect the market value of the property appraised. Irapatyvelylvlgonﬂlsleponrequnslllmonahom an assessmert of
detrimergal ervironmental, chemical or biological conditions that may impact the value conclusion herein, that party is advised 10 retain an experd qualified in such matters. 'nlenmexpveglyderlesawlegallabinylelamdhmeﬂeqd
detrimental ervironmenlal, chemical or biological matters on the market value of the property.
3 Theanatysesselumnmrepomeiedmwmlenammldunmnmmﬁumavam(ydmmmmvedreiaﬂe Unless othenwise stated herein, the author did not verify client-supphied information, which the author
befieved to
The tem ' mspecmn refefslnnbsewmnmiyasdeﬁnedbyCUSPAPandvepomngmhegenemlmwmmwmmmlumwmosesdammamasdmﬂwkspeamseapedwkmudﬁme
nd valuation

[

L

-
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%

11. The opinions of value and other i mrlalned""‘ ‘of work iining to be comp maguoduuu wier. Further inspection may be required to confirm completion of stch work,
Themmmmuxﬁmednﬁlaﬂmmmuyhuﬂngirspmlshavebeenwmdmdalemrhasme ilabi mm:upamymmm The athor has not evaluated the quality of constiuction workmanship
or materials. It should be clearly understood thal this visual mspection does not imply ok i this Is beyond the i Xpert dmeamhw

IZ Tmmmerlsofhsrepmamuwﬁimlnmwmbedlscbsed bymeaumonaanypanyexoeptaspvwdedforbymeplwmnfmCUSPAPumu itk "adlﬂyqnajﬁeﬂjudcnlorquasjumlbody

he atthor acknowledges that the information coliected herein ks personal and confidertizt and shall not usa or disdose the conents of this repost except aspmvndedfnrmmepmlsbnsom\eCUSPAPandmmrdame the author’s
p!ivacypoiqdeemsgress'}mmawepnngmsrepnn.lmallmlmmnemmdemahyamwuyolanypevsmallr{onnanmwuanedMardmxwmhallmmlmmmmdhamn‘swzypn&q
and in accordance with
13.Mamhasageedmmmﬂeassgmenasmquesedbymeciemmmd|nlhsreponrormeusespeaﬁedhyﬂ!edlemm'cm:s!afedmmsremmedlemhasageedmameperfmmedmsrepma\dmelmm
appropriale for the intended use.

=

This report, nsmmemuﬂﬂanadmlslmdemunsammrmmema!emmpenyofmem The clent. authorized users and any appraisal facilitator are prohibited, strictly forbidden, and no pemmission is expressly or implicidy
grarted or deemed 1o be granted, o modify, alter, merge, publish (in whole or in part) screen scrape, database scraps, exploit, reprdiice, decompile, reassemble or partitipate in any other activity intended to separate, cofled, store, reoigarize,
Scan, copy, nﬁnpulateelewmmw,dgralymua or by any ather means whatsoever this appraisal report, addendum, all attachments and the data cortained within for alvywmmfml or other, use.
If transmited electronically, this report will have been digally signed and secured with personal passwords to fock the appraisal file. Due to the passibikly of digital modification, on; ofigna]lyslgredrepmsamﬂnseremsandwemyhym
author can be reasonably refied upor
msmpon(mnsmW(q)enydeaxsdlvsmnedCamda {AIC) and for use only by AIC meibers in good standing. Use by any other person s a violation of AIC copyright
Where the inlended use of this report is for financing or mortgage lending urrulgagemsuranue.hlsamndmndleharwonhslepoﬂmlmauﬂmednserhasnnmllumduulemr»g,umemungarm\garousduemhgemem

's demonstrated

o

-
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ASSUMPTIONS, LIMITING cnnn_mpu_s, DISCLAIMERS AND LIMITATIONS OF I.;l_ABI_LITY

accordance with the standards of a reasonable and prudent lender or insurer, inclikiing but not limited to ensuring the borower's and capacity o service hisher debt obligations on a timely basis, and to conduct loan
underwriting or insuring due diligence sirvilar 1o the standards set cut by the Office of the Superintandent of Financial instiutions. (OSFI), even when not otherwise required by law, Liabiiity is expressly deried o those that do not meet this
condition. Any reliance on this report without this condition is

Ecentify that, to the best of my knowledge and belief that:

1. The statements of fact contained in this report are true and comect;

2. The reported analyses, opinions and coniclusions are limited only by the reported assumptions and imiting conditions and are my impartial znd unbiased ional analyses, opinions and

InavennpnsnpvesenmpmspemvenereﬂnMspopenyn\a!smesuhjeadﬂnsmponaMMpemlﬂﬂlawofessnnalmestuwmmufwmmpedmﬂnpmesmvdvedmmﬂnsawm

| have no bias with respect to the property that s the subject of this report or 1o the parties imvohsed with this assignment;

My engagement in and compensation is nat contingent upan developing or reporting predetermined resuls, the amount of value estimate, a conclision favouring the client, of the accurrence of a subsequent event;

My analyses, opinions and conclusions were developed, and this repont has been prepared, in conformity with the Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP);

Ihavetheknwlledgeand perience to complete this and where applicable this report is bo-signed in compliance with the Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP):
No one has provided professional assistance to the members(s) signing this report
The following individual provided the following professional assistance;

BN e e

9. A5 of lhe cate of this of the e Canade ogn
10. i L. of Canada. Whers i CUSPAP. ropa] i e ol this report.
PROPERTY DENTIFICATION
ADDRESS: 2175 Argyle Avenue CITy: West Vancouver PROVINCE: __ BC _ POSTALCODE: V7V 1AS
LEGAL DESCRIPTION: Proposed Strata Lot 3, of Lot 22, Black 7, Dist Lot775, Plan VAP4595, LD 36, Roli# 100624000000 PID 011-469-013
§, BASED UPON THE DATA, ANALYSES AND CONCLUSIONS CONTAINED HEREIN, THE MARKET VALUE OF THE INTEREST IN THE PROPERTY DESCRIBED,
g|asar 09-Dec-2020 (Eflecive date ofthe appraisa) 1S ESTIMATED AT § 3,000,000 Incl GST Xasis  [JastCompee
E AS SET QUT ELSEWHERE IN THIS REPORT, THIS REPORT IS SUBJECT TO CERTAIN ASSUMPTIONS AND LIMITING CONDITIONS, THE VERIFICATION OF WHICH IS OUTSIDE THE SCOPE OF THIS REPORT
E APPRAISER CO-SIGMING AIC APPRAISER (¥ applicable)
| SIGNATURE: SIGNATURE:
NAME: ) lan Bendyshe-Walton NAME: & -
AIC DESIGNATION/ S ATUS: [X] cancire Member [ ] crap.app[_| aacipapp Membershipr 904480 AIC DESIGNATION'STATUS:  [X]cRaPAse || AACLP.App Memberstins 300782
DATE OF REPORT/DATE SIGNED: 21-Dec-2020 DATE OF REPORT/DATE SIGNED: 21-Dec-2020
PERSONALLY INSPECTED THE SUBJECT PROPERTY: [X]vES [ |no PERSONALLY INSPECTED THE SUBJECT PROPERTY: [_]vEs [x]No
DATE OF INSPECTION: 09-Dec-2020 DATE OF INSPECTION;
LICENSE INFO: fwhers apphicable) Current AIC Membership & Insurance LICENSE INFO: (where applicable) Current AIC Membership & Insurance
NOTE: For thés appraisal to be valid, an oniginal o a password prolected digital signature is required. NOTE: For this appraisal ta be vakd, an original or a password protecied digital signature s required.
SOURCE OF DIGITAL SIGNATURE SECURITY: Digital signature(s) is/are provided by ACIICRAL, this software farm provider. Only a digitally signed electronic copy of this repart may be relied upon.
ATTACHMENTS ANDADDENDA: || anDimionat SAES [ X] EXTRAORIINARY ASSUMPTIONSAIMTING CONDITIONS [ X NARRATIVE [X]erotocrapus [Jeunoneskercn [ process nspecTion
[X]mees [X]costaperoacH [ |ncomeapproncH  [X]markeTrent [ X scope oF work || LIMITED USESILIMITED DETRIMENTAL cONDIONS | X pRivaCY POLICY
Form produced using ACI software, 800.234.8727 www aciweb.com AIC Full 0318
Appraisal Institule of Canada € Qttawa, Canada 2018 AICFULL_0518 11192019
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EXTRAORDINARY ITEMS ADDENDUM

REFERENCE: NIEMI LAPORTE & DOWLE APPRAISALS LTD. FILE NO: 190780
| cuenT: Richards Buell Sutton LLP |mm lan Bendyshe-Walton
| ATTENTION: Daniel D. Nugent | COMPANY: Niemi LaPorte & Dowle Appraisals Ltd ‘
E. ADDRESS: 700-401 West Geogia Street |2 aporess: #312 - 8678 Greenall Avenue
iL*|
3 Vancouver BC V6B 5A1 Burnaby, B.C., V5J 3M6
EMAIL: dnugent@rbs.ca || e-ma: info@nldappraisals.com Appraisal Institute
PHONE: A PHONE: 604-438-1628  Fax.  604-438-2886 of Canada
EXTRAOCRDINARY ASSUMPTIONS & LIMITING CONDITIONS
Anemmrdmlyasmnpmsnhypomess,emwsupposeduunmnﬁmedm if ot true, could aker the appraiser’s opinions and conclusions (e.g. an absence of ination why h ion is possibie, the pr ofa
muricipal sanitary sewer where unk ncertain), An ition is a necessary modificat ovexdnslonolaSumammmmbeeqﬂamdaﬁ]usuﬁedbymamsef(e.g exclusion of one or mora valuation
approaches). Theapprarsefws(emdudebememptmﬂmssgmmmmweslmmganEmaormnqumﬁnngdnmmmeswpedmwkapphedwlresunm’*"mm which dible. Both must
50 affected.
1t Is assumed the subject improvements have been constructed, occupied and used in full compliance with, and without contraventian of, all fedesal, provinclal and municipal laws and regutations, Including, but not
limited to, all zoning bylaws, building codes and laws and health and fire except only where otherwise stated. It was further assumed, for any use of the
subject property upon which this report is based, any and all required licences, permits, certificates, and authorizations have been or can be obtalned and renewed, except only where otherwise stated. It is assumed the

use of the land and Improvements Is confined within the boundaries or property lines of the subject property described and that there Is no encroachment or trespass unless noted in the report. A title search has not

| been campleted In conjunction with this appraisal {unless otherwise indicated), There are assumed to be no rights-of-way, or other over the subject property which would
have a detrimentat effect on value, unless otherwise indicated within this report. It is incumbent upon the intended user to canfirm the legal description in this appraisal report matches the legal description on title and

: on any mortgage registration documents, and that the property has not been subsequently subdivided nor rezoned. Therefore, this appraisal invokes an extraordinary limitation under the Canadlan Uniform Standards of

Professional Appraisal Practice. The intended user Is therefore cautioned that we reserve the right to adjust our opinlon of value accordingly if incorrect assumptions have been made In these regards, and liabllity in these

regards are expressly denled.

W is further assumed that the property does not suffer from the presence of UFFI (Urea-Formaldehyde Foam Insulation), and If UFFl were at one time present, that It has been removed. There were no observed
environmental hazards on the subject property or neighboring propertles, however an in-depth analysis in this regard has not been undertaken and Is not within the scope of this appraisat {as per Assumptlions and
Limiting Conditions, Part 7). There is no known environmental contamination of the subject site, howaver we have not Inspected or tested the soil or subscil and we are unable to report any such part of the subject
property is free from defect or In such condition as to render the subject property less valuable. If the intended user relying on this report requires information abaut environmental Issues then that party is cautioned to
retain an expert qualified in such issues, We expressly deny any legal liability relating to the effect of environmental issues on the market value of the property appralsed. Further, we have not carried out any investigation
Into the past or present uses of elther the subject property or of any adjacent properties to establish whether there is any potential for contamination from any uses an any sites adjacent to the subject and therefore

assume that none exIsts.

EXTRAORDINARY ITEMS ADDENDUM

See the i Pages for i and limiting

HVPGITETICAI.OOHDMNS

Hypomemalmmsmyheusedvﬂmdnyarereqwedlwbgalwposefwwposesd analyses of for p Common lical conditions include propased improvements, completed repairs, rezoning, o
muricipal services. For every ical Condition, an Y P required. Followmglsadescﬂpmndeachhypwmlcwdilmapphedwu-smpmﬂwmmulefnrmmeamlseﬂemanmeresulldneassg'menl.

Reqmred as per CUSPAP where applicable.

EXCEPTION
The Jurisdictional Exception permits the appraiser to disregard a part of parts of the Standands determined to be contrary to law or public poficy in a given jurisdiction and only that part shafl be void and of no force or effect in that jurisdiction. The
following comments identify the part or parts disregarded, if any, and the legal authoriy justifying these actions.
Thera ks no jurisdictional exception invoked in the preparation of this appreisat report. However, the Personal Information Protection Act (PIPA) of British Calumbia sets aut requirements for how organizations may collect, use, disclose and
secura persanal information. The preparation of this report andfor retention of records is subject to the requirements of PIPA, and restricts the uea of this report to only the intended use and intended user outimed an page 1. Written

authorization in advance must be requested for any proposed use in aggregated data mods! developmant, which must be dena in confarmity with PIPA and the Privacy Policy. For further information on the Act, contact the offica of the

Information & Privacy Commissioner for British Columbia, or access through the websita: ipe.be.cal
Form produced using ACI software, 800.234.8727 www acweb.com AIC Full 0518
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COST APPROACH ADDENDUM

REFERENGE: NIEMI LAPORTE & DOWLE APPRAISALS LTD. FILE NO.: 190780
CLENT: Richards Buell Sutton LLP | | ac usmer: lan Bendyshe-Walton
| ATTENTION: Daniel D. Nugent E, COMPANY: Niemi LaPorte & Dowle Appraisals Ltd l‘
E ADDRESS: 700-401 West Geogia Street [ avoress: #312 - 8678 Greenall Avenue ‘
a Vancouver BC V6B 5A1 Burnaby, B.C. V5) 3M6
E-MALL: info@nldappraisals.com| APPraisal Institute
| puon: FAX: 604-438-1628  rax. __ 604-438-2886 of Canada
PROPERTY ADDRESS: 2175 Argyle Avenue
LAND VALUE As If Vacant SOURCE OF DATA Direct Comparison Research $ N/A- Proposed Strata Site
SOURCE OF CoSTDATA: [_] manuaL [X] contractor [ ] —— andPPA, . P
BUILDING COST: XMsere [som ESTIMATED COST NEW DEPRECIATED COST
Livable floor Area (above grade) Livable Floor Area (Above Grade] 2,157 @ 0.00 s 0s
Basement 1,021 es $ 0 s
Garages/Carpons Double Garage es $ 0s
@s s H
@3 5 [
@t $ s
OTHER EXTRAS INCLUDING SITE IMPROVEMENTS, LANDSCAPING, ETC Decks, pathways, fencing, landscaping etc H H
$ H
$ [
s s
| s 5
| s H
| TOTAL REPLACEMENT COST $ 0
ACCRUED DEPRECIATION:
ncluding physical and functional depreciation % $ 0 1]
DEPRECIATED VALUE OF THE IMPROVEMENTS s 1]
$ [4]
ESTIMATED VALUE 8Y THE COST APFROACH (rounded) see Cost Approach Limitasons t s 0
NOTE: Uni i i i i i prepared for that use. The Cost Approach i

ANALYSES/COMMENTS: t Cost Approach

Tha Cost Approach has not been completed as it is not corekiered an appropriate methed for the valuation of residential strata titlsd property with a comimon area companent.

Comments iation and Remaining Economic Life

"COST APPROACH

| Acerued Depreciation fa defined in CUSPAP 1 ‘tha differenica between an improvement's cost new and its value s of any given date.” (Section 2.3). The accrued depreciation calculation in a reskdential farm report typically employs the Age-
Life method of depreciation, which is the calcutation of tha Effective Age divided by the Economic Life, and is oxpressed aa a percentage.

Remalning economi life is the diffarence between the estimate of aconomic fife und the estimate of effactive age. It may be dascribed as “the remaining expected (future) economically productive iife span of ths structure. it changes due to
market conditions and the buikling's overall mairtenarnice. Thia may be important for morigage lenders whan determining amortization of a loan.” (Sauder School of Business, Real Estate Division). Relfably predicting the futura in 10, 20 or 30+
yoars is uncertain at best, and impostible kn a practical sense. However, there is valua in making projections as to the tikelihood of redevelopment of a particular property (such as the subject), va the likelihood al the existing Improverents
continuing urider the current use into the foresseable future. Not all properties offering the near term potential for redevelopment wil in fact be redevaloped soon, therefors for residential praperties which affer continued utiity on an “as is"
basis, consideration must also be given for the pobential ramaining ifespan 2ssuming continued maintsnance and occupation of the existing structure. Furthermore, 1 noted in tha Saudar School of Business definition above, lending policy

typically dictates thare ia a relationship between the estimated remeining life of a properties’ uad the maximum ion of a loan. The L has/ave usad their bes! judgement as lo the remaining economic life of
the ing ntinued and assume no liability whare the amortization calculation fa restricted by such estimates.
|
Form produced using ACI software, 800,234.8727 www.aciweb,.com AIC Fun 05118
Appraisal Institute of Canada © Cttawa, Canada 2018 AICFULL_057811192019
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ADDENDUM 20
NS

Borrower: N/A ______FileNo.: 190780
Property Address: 2175 Argyle Avenue = Case No.:
City: West Vancouver Province: BC Postal Code: V7V 1A5

Lender: Richards Busll Sutton LLP

Intended Use of the Appraisal

Asset Valuation only as court sale, not for financing purposes - See Attached Addendum.. The intended user is recommended to read the
report in full. Use of the report indicates p of all assumptions, limiting ditions, methodology, use of applicable approaches to value, and
liability fimitations contained within the report.

Highest and Best Use Comments & Analysis:
Theory and Principle of Highest and Best Use

The Current Standards of the Appraisal Institute of Canada define Highest and Best Use as:
"That reasonably probable and legal use of vacant land or an improved property which is physically possible, appropriately supported, financially feasible,
and that results in the highest value."

The highest and best use of a property is an economic concept that measures the interaction of five criteria: legal permissibility, physical possibility,
probability, financial feasibility, and maximum profitability, It is to be recognized in cases where a site has existing improvement on it, the highest and
best use may very well be determined to be different from the existing use. The existing use will continue unless and until land value in its highest and
best use exceeds the total value of the property in its existing use. Implled within these definitions is recognition of the contribution of that specific use to
community environment or to community development goals in addition to wealth maximization of individual property owners. It is customary the
highest and best use of the land be determined separately from the highest and best use of the improvements.

Based upon the current zoning/land use controls and property description noted on page 1, along with land use in the subject neighbourhood, the current
residential use is considered to offer utility to the subject site above that of vacant land value. Therefore, the Highest and Best Use of the subject

property, at the effective date of appraisal, is considered to be “as is” unless otherwise noted.

ADDITIONAL APPRAISAL CONTENT
Additional Extraordinary Limiting Conditions due to Covid - 19 pandemic:
SCOPE OF APPRAISAL:

According to AIC CUSPAP regulations, the Member must "define the scope of work necessary to complete the assignment”. "Scope of Work" includes, but
is not limited to, the following:

¢ inspection {inspection of the subject property is mandatory, subject to any Extraordinary Limiting Condition);

» research into physical, legal, social, political, economic or other factors that could affect the property;

« data research and verification, inspection of comparable data;

* analysis applied;

* any limitations to the assignment arising from the terms of the assignment, per the client's instructions. An extraordinary assumption or extraordinary
limiting condition may be required to accommodate a client's instructions.

Data sources include the public records of the applicable Land Titles Office, listing and sale information from the applicable Real Estate Board and/or Real
Estate Board Multiple Listing Service, the appraisers’ office files, and discussions with Realtors active in the subject's market area. Unless otherwise stated
in this report, the comparable properties used in the Direct Comparison Approach have not been inspected (physically or from the street) by the
appraiser. A physical inspection of comparable properties does not fall within the scope of a residential "form" report. Exterior comparable photographs,
if any, included within this report have been taken either from the MLS database, online street view databases, from the historic appraisal photo database
compiled at the appraiser's office, and/or from a street photograph taken during the preparation of the appraisal report.

CANADIAN UNIFORM STANDARDS OF PROFESSIONAL APPRAISAL PRACTICE - CUSPAP (The Standards)

This report is classified as a Form Report under The Standards. The research and analysis is contained in the appraiser’s files and may be recalled to
conduct a complete narrative appraisal at a later date. A title search has not been completed in conjunction with this appraisal. Therefore, this appraisal

invokes an extraordinary assumption under the Canadian Uniform Standards of Professional Appraisal Practice. There were no observed environmental
hazards on the subject property or neighbouring properties unless otherwise indicated, however an in-depth analysis in this regard has not been
undertaken and is not within the scope of this appraisal. The Scope of the Appraisal encor the y research and analysis in order to

determine an estimate of market value for the subject property in accordance with the Canadian Standards of Professional Appraisal Practice (CUSPAP) as
adopted January 1st 2001 and amended to-date.

This appraisal assignment is being performed for the purpose of estimating the market value of the following: For existing completed improvements, the
"as is" fee simple (or where applicable, leasehold/co-operative} interest in the subject property as described in this report; and for improvements under
construction, the "upon 100% completion” value of the proposed impr under the Hypothetical Conditions and subject to completion as per
plans, quality of finish and materials, and specifications provided. The methods of valuation considered most applicable for the majority of residential
properties are the Direct Comparison Approach and the Cost Approach. The Cost Approach is considered unreliable in valuing fractional interests such as
most stratified properties.

The scope of this summary report is intended to comply with the reporting requirements set forth under CUSPAP. This report presents only summary
discussion of the data, reasoning and analysis that were used in the appraisal p to develop the appraiser's opinion of value. This report was
prepared for the exclusive use of the addressed client, and additional intended user, if named. The data contained herein reflects the appraiser's best
Jjudgement in light of the information available at the time of preparation. Any use to which a third party make of this report, or any reliance or decision
to be made based on it, are the responsibility of such third parties. The appraiser's accepts no responsibility for damages, if any, suffered by any third
party as a result of decisions made or actions based on this report. The information contained in this report is specific to the needs of the intended user
and for the stated intended use. The appraiser is not responsible for unauthorized use of this report. The Income Approach has not been undertaken as
residential properties are not typically exchanged on the basis of their income earning potential.
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