
41 APR 21 2022 C. j
/:

«c-rPv'^'
No. H200605

VANCOUVER REGISTRY

BETWEEN:

IN THE SUPREME COURT OF BRITISH COLUMBIA

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

Name(s) of the appllcant(s)

TO:

AND TO:

NOTICE OF APPLICATION

The Bowra Groupjnc., the Receiver and manager of all
assets, undertakings and property of the Respondents, 2173
Argyle Avenue Limited Partnership, Argyle GP Ltd., and
1104194 B.C. Ltd. (the "Recelvei")

The Petitioner and Respondents

Their Respective Solicitors

TAKE NOTICE that an application will be made by the applicant to Judge or Master at the
Courthouse, at 800 Smithe Street, Vancouver, British Columbia, by way of MS Teams on
Thursday, May 5, 2022 at 9:45 a.m. for the Orders set out in Part 1 below.

Information of counsei pursuant to COVID Notice 42:

Name: Daniel D. Nugent
Address: 700 - 401 West Georgia Street, Vancouver, B.C., V6B 5A1
Telephone: 604 595 9917
Email; dnuaent@rbs.ca

Fax: 604-688-3664
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PART1: ORDERS SOUGHT

1. Approval of the sale of that certain parcel of land and premises situate in the District

of West Vancouver, British Columbia, being particularly described as:

Parcel Identifier: 031-367-461

Strata Lot 1 District Lot 775 Group 1 New Westminster District Strata Plan

EPS6008

(the "Lands and Premises").

to Christopher Douglas Nelson and Diana Roberta Reid (together, the "Purchasers"), as joint
tenants, on the terms and conditions set out in the contract of purchase and sale dated April 1,

2022, (the "Contract of Purchase and Sale") made between the Purchasers and the Receiver,

a copy of which is attached hereto as Appendix "A", is hereby approved. The execution of the
Contract of Purchase and Sale by the Receiver is hereby authorized and approved, and the

Receiver is hereby authorized and directed to take such additionai steps and execute such

additional documents as may be necessary for the completion of the transaction contemplated by

the Contract of Purchase and Sale and for the conveyance of the Lands and Premises to the

Purchasers.

2. Upon registration at the Vancouver Land Title Office of a court certified copy of this

order, together with a letter from Richards Buell Sutton LLP to the Registrar of Titles at such Land

Title Office (the "Registrar") authorizing such registration:

(a) all of the right, title, and interest of the Respondents, 2173 Argyie Ayenue Limited
Partneiship, Argyie GP Ltd., and 1104194 B.C. Ltd., in and to the Lands and

Premises shall vest absolutely in the Purchasers in fee simple, free and clear of

and from any and all security Interests (whether contractual, statutory, or

otherwise), hypothecs, mortgages, trusts or deemed trusts (whether contractual,

statutory, or otherwise), liens, executions, levies, charges, or other financial or

monetary claims, whether or not they have attached or been perfected, registered

or filed and whether secured, unsecured or othenfl/ise (collectively, the "Claims")

including, without limiting the generality of the foregoing those claims enumerated

in Appendix "B" hereto (all of which are collectively referred to as the
"Encumbrances"), but subject to the encumbrances, easements, and restrictive

covenants enumerated in Appendix "C" hereto, and for greater certainty, this
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Court orders that all of the Encumbrances affecting or relating to the Lands and

Premises are hereby expunged and discharged as against the Lands and

Premises; and

(b) the Registrar is hereby directed to:

(i) enter the Purchasers as the owners of the Lands and Premises, together

with all buildings and other structures, facilities and improvements located

thereon and fixtures, systems, interests, licenses, rights, covenants,

restrictive covenants, commons, ways, profits, privileges, rights,

easements and appurtenances to the said hereditaments belonging, or

with the same or any part thereof, held or enjoyed or appurtenant thereto,

in fee simple In respect of the Lands and Premises, and this court declares

that it has been proved to the satisfaction of the court on Investigation that

the title of the Purchasers in and to the Lands and Premises Is good, safe

holding and marketable title and directs the Registrar to register

indefeasible title in fevour of the Purchasers as aforesaid; and

(ii) having considered the interest of third parties, to discharge, release, delete
and expunge from title to the Lands all of the registered Encumbrances

except for those enumerated in Appendix "C" hereto.

3. Subject to the terms of the Contract of Purchase and Sale, the Petitioner, the

Respondents and all persons claiming by, through or under them shall deliver up vacant
possession of the Lands and Premises to the Purchasers at 3:00 p.m. on the Possession Date
(as defined in the Contract of Purchase and Sale) or on such earlier date as may be agreed to
between the Receiver and the Purchasers.

4. The Receiver is authorized to agree with the Purchasers to an extension of the

time for the closing of the Contract of Purchase and Sale, and in such case all references in this
order to the Contract of Purchase and Sale shall be deemed to be references to the Contract of

Purchase and Sale as so amended.

5^ The proceeds of sale of the Lands and Premises shall be distributed in the

following manner
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(a) first, In payment of all items subject to adjustment in respect of the sale, including
outstanding property taxes and utilities, and any penalties or interest on any such
charges; ^

(b) second, in payment of the commission of the real estate agent who arranged the
sale, if applicable; and

(c) third, to the Receiver to pay any receivership costs and borrowings of the Receiver.
Any excess funds are to be held by the Receiver and paid out only pursuant to
further order of this court.

6. The Petitioner has been served with these materials and consents to the granting

of the orders sought herein and in particular the discharge of its mortgage security;

7. The need for endorsement of this order by any party other than counsel for the

Receiver and the Petitioner is hereby dispensed with.

PART 2: FACTUAL BASIS

1. The subject of these proceedings is the foreclosure of a mortgage granted to the

Petitioner, Canadian Western Bank as security for the indebtedness of the Respondents 2173
Argyle .Avenue Limited Partnership, Argyle GP Ltd., and 1104194 B.C. Ltd. (the "Debtors ) to

the Mortgagee and guaranteed by the Respondents, Abana Capital Management Group Inc.,

Atti Management Group Inc., and Arman Tehran! (the "Guarantors").

2. The Lands and Premises that are the subject of these proceedings consist of a

residential strata triplex project located at 2171 Argyle Avenue, West Vancouver, B.C. (the
"Projecf).

3. Pursuant to the February 25, 2021 Order of Master Mulr (the "Receivership

Order"), The Bowra. Group Inc. was appointed as the Receiver and Manager over all assets,
undertakings and property of the Debtors which includes the Lands and Premises. The terms of
the Receivership Order include the power to both market and sell the Lands and Premises.

4. To assist in the sale of the units in the Project, the Receiver retained the services

of Virani Real Estate Advisors ("Vlranl") a firm with a great deal of experience in terms of listing

and marketing real estate in Vancouver and West Vancouver. Through the services of Virani, the
units in the Project have been extensively exposed to the market placp, with the subject Lands
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and Premises being marketed for approximately 41 weeks. In particular, the subject unit has

been on the market for 288 days.

5. The Receiver is of the view that the Project has been fully exposed to the market

place. In terms of assessing the market, the Receiver has relied on an Appraisal prepared by

Niemi LaPorte Dowle dated December 9, 2020 which values the Lands and Premises at

$3,000,000.00 inclusive of GST, as well as the expertise of the Listing Agent, Virani Real Estate

Advisors.

6. The Receiver believes the purchase price for the Lands and Premises of

$3,498,000.00 inclusive of GST, as set out in the Contract of Purchase and Sale, represents both

fair market value and the best price available for the Lands and Premises based on the Appraisal,

exposure to the market and input from the listing realtor.

PART 3: LEGAL BASIS

1. Rules 8-1, Rule 13-5, Rule 21-7 of the Supreme Court Civil Ruies]

2. Law and Equity Act, R.S.B.C. 1996, c. 253; and

3. Such further and other materials as counsel may advise.

The Test for Application of Approval of Sale

4. The fiinctio.n of the Court when considering an application seeking approval of sale

of an asset or property is to examine and determine whether the proposed sale is provident. The
Court should consider evidence when determining whether a sale is reflective of market value

including the appraisal of the asset or property and the exposure of the property to market.

Romspen Mortgage Corporation v. Lantzviile Foothills Estate ftic., 2013 BCSC 2222

5. Ultimately, where the proposed sale price reflects the fair market value of the

property the proposed sale is a provident one. The Court should consider whether the property
has been listed and marketed for an appropriate period of time, and whether the best indication

of the property's fair market value is the proposed offer or offers that have been made for the
property. The efforts to market the property must be genuine.

Kokanee Mortgage MIC Ltd. v. 669665B.C. Ltd., 2014 BCSC 458
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6. Although the Court should consider appraisals of the property, there comes a point

where the market speaks and the appraisal does not amount to much more than a prediction.

When a property has been exposed to the market and no competing offers have emerged, the

Court should accept that the proposed offer of sale is reflective of the market.
Romsperif supra

7. The Receiver has made genuine efforts to market the property that the appraisal

value and listing amount for the property is appropriate, and, given that no other competing offers

have emerged, that the market has spoken. The Applicant submits that on this basis, the

propos^ sale is provident and the Court should approve the sale.

PART 4: MATERIAL TO BE RELIED ON

1. Receivership Order granted by Master Muir, February 25, 2021;

2. Affidavit No.i of Mario Malneila made January 25, 2021;

3. Affidavit No. 5 of Mario Mainella made April 212022; and

4. Such further and other materials as counsel may advise and as this Court deems
admissible.

The applicant estimates that the application will take approximately 5 minutes.

[ X ] This matter is within the jurisdiction of a Master.

[ ] This matter Is not within the jurisdiction of a Master.

TO THE PERSONS RECEIVING THIS NOTICE OF APPLICATION: If you wish to respond to this
notice of application, you must, within 5 business days after service of this notice of application
or, if this application is brought under Rule 9-7, within 8 business days after service of this notice
of application,

1. file an application response in Form 33,

2. file the original of every affidavit, and of every other document, that

(a) you intend to refer to at the hearing of this application, and

(b) has not already been filed in the proceeding, and

3. sen/e on the applicant 2 copies of the following, and on every other party of record
one copy of the following:

(a) a copy of the filed application response;
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(b) a copy of each of the filed affidavits and other documents that you Intend
to refer to at the hearing of this application and that has not already been
served on that person;

(c) if this application is brought under Rule 9-7, any notice that you are required
to give under Rule 9-7 (9).

Dated; April ̂ 1. 2022
Daniel u>. Nugentj
Lawyer fbrthe AppJilcant

To be completed by the court only:

Order made
[  ] in the terms requested In paragraphs
application
[ ] with the following variations and additional terms:

of Part 1 of this notice of

Dated;
Solicitor [ 1 Judge \ 1 Master
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APPENDIX

[The following information is provided for data colledion purposes only and is of no legal effect]

THIS APPLICATION INVOLVES THE FOLLOWING:

. discovery; comply with demand for documents
discovery: production of additional documents
other matters concerning document discovery
extend oral discovery
other matter concerning oral discovery
amend pleadings
add/change parties
summary judgment
summary trial
service

mediation

adjournments
proceedings at trial

. case plan orders: amend
case plan orders: other
experis

>/] none of the above: order for approval of sale under foreclosure
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APPENDIX "A"

OpBf'Aa ISm THECANAD.IANDv^u 'C.oi fAiBa® bar;\ssociation
BiitTib (jofctinlibi eraadi

CONTRACT OF PURCHASE AND SALE

PAGE 1 of 7 PAGES

BROKERAGE: Rennte & Associates Realty - JjaSdn Soprovich DATE: April 1  2022.

ADDRESS: 2429 Marine Drive West Vancouver BC. V7V1L3 PHONE: (604)281.-0815

PREPARED BY: Jason Soprovich MLS® NO: R2662718

BUYER; Christopher Douglas Nelson

BUYER: Plane Roberta Reld

BUYER:

ADDRESS: 3185 • Dickirtsdn CresOent

SELLER: Bovwh Group Inc., RegelvaroraiTS ArayteAvanua LP. 1104104 BC UiUArpyto

SELLER: ^ :
SELLER: -

ADDRESS: 2175 Argyle Avenue
BC West Vancouver BC

pr:V7V2L4 PC;V7V1A5

PROPERTY;
2175 ARGYLE AVENUE

UNIT NO. ADDRESS OF PROPERTY
WEST VANCOUVER, BG V7V1A5

aTY/rOWN/MUNICIPALnV

031-367-461

POSTAL CODE

PID OTHER P1D(S)

STRATA LOT 1 DISTRICT LOT 77g 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 jthe Seller on the following terms and subject to the following conditions:

1. PURCHASE PRICE: The Purchase Price of the Properly will be $ 3.498.000.00
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 removals via bank draft or wire transfer.

All monies paid pursuant to this Section (Deposit) will be paid in accordance with Section 10 or by uncertified
cheque except as otherwise set out in this Section 2 and will be delivered In trust to ^ ^
Rennie & Associates Really •• Jason Soprovich and held In trust In accordance With the provisions of the Real
Estate Services Act In the event the Buyer falls 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.authoii2ed to pay all or any portion of the
Deposlttothe Buyer's orSeller's conveyancer (the "Conveyancer") withoutfurther written direction ofthe 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 provfsioris of the Real Estate Services Act pending the completion of the transaction and
not on behalf of any ofthe prmclpals 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.

Ciff
BUYER'S INITIALS

SELLER'S INll'lALS

COPYRIGHT BC REAL ESTATG ASSOCIATION
BC2057 REV. NOV 2021

2021. Bridsh Columbia Real Esttte /isscclatlon fBCREA"). Ail rights reserved. tWb form was developed by BCREA forthc use and rcppoducdon by BC REALTORSl* apd ether parties authorized In
writing "by BCREA. Any other use or reproduction teprohlblted exeeptydth prior written consent of BCREA. This form ls.noiw be altered when printing or reprodudng the standard pre-set portion.
BCREA hears no HahlMyftir your use oftws form. _ _ .4
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2175 ARGYLE AVENUE WEST VANCOUVER. BC BC V7V1A5 PAGE 2of 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 Buye;(s) obtaining and approving the Property Disclosure Statement dated Mardi 3,2022 on or before APRIL 9,2022. TWa Mndltlon Is .
for the sole benefit of the Buyer(s). This document Is Incorporated Irrto and forms part of this Contract of Purchase and Sale.
SUBJECT TO the Buyer/a) obtaining a Title Search on the property and any pertinent Information regarding charges on or tiefore , ^ ^ .
APRIL 9,2022. This condition Is for the sola benefit of the Buyer(s). This document Is Incorporated Into and fcmns part of this Contract of Purchase and
Sale. SeIIer(s) to supply pertinent Information regarding charges and any explanatcry plans, If available, en Title.

SUBJECT TO the Buyer(s) arranging financing satisfactory to them on or before APRIL 9,2022. This condition Is for the sola benaRl of the Buyer(8).

SUBJECT TO the Buyer(8) on or before APRIL 9,2022 reading and approving the followtfng documents with respect to Information that reasonably may
adversely affect the use or value of the strata let, Including any by-law. Item of repair or maintenance, special levy, judgment or other liability, whether actual
or

potential: This condition Is for the sola benefit of th8.Buyer(s).

- A .current Form B' Information Ceitlllcate attaching the strata corporation's rules, cument budget and the' developer's Rental Disclosure Statement, If any:

- A copy of the registered strata plan, any amendments to the strata plan, and any resolutions dealing with changes to common proper^:

- The current by-laws 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 coundl, 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 concerning this strata corporation, and;

- A copy of the most recent Depreciation. Report, If any.

Immediately upon acceptance of this offerer counteroffer, the Se!ler(B) will authorize the Seller's agent to request, at the Selier'a 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 agerrL

The 8eller(s) agrees to provide all documentation listed above within 48 hours of acceptance of this offer. If delivery of said documenlstlon Is delayed
beyond 48 hours of acceptance of this offer, the Seller{8) agrees to extend the dates for waiving or declaring fuifilled all subject clausss from the contract by
the same number of days as the documents are delivered after the 48 hour delivery period.

■ The Selleits) will notiiy the Buyar(s), before the Completion Date, of any notice of a resolution to amend the by-laws or rules of the strata corporation, or the
by-laws or rules of ejection to which the strata lot belongs, or any amendment to such by-laws, that the Sel]er(s)

• have not prevfously disdosed to the Bivsr(s]. The SetieKs) will promptly deliver a copy of the relevant resclutlbn or notice of resolution to the Buyer(8].

if a special levy Is approved before the Completion Date, the Setler(8) shall credit the Buyer{8] with the entire ponton of the spedel levy that the Buyer(e)
are obligated to pay under the Strata Proper^ Act and the Sellerts) hereby direct the Buyer's lawyer or notary public to held back such credit from the sale
proceeds snd to remit It (othe strata corporation.

SUBJECT TO: (A) the Buyer revlawlng and approving the terms and rates of the strata corporation's Insurance, Including the premfum amounts, deductible
amounts, and coverage limits thereunder aixl the data of expiration of such policy or policies; and (B) the Buyer confirming the Buyer's ability to obtain
personal strata ovmer Insurance on terms satisfactory to the Buyer, Indudlng coverage for any owner's portions of daducBbles payable under the strata
corporation's Insurance, In each case on or before ATOIL 9,2022. These conditions are for the sola benefit of the Buyer.

Immediately upon execution and delivery of this Contract of Purchase and Sale by all parties, the Seller or the Seller's agent, will obtain copies of the strata
corporation Insurance policy or polldes, or a summary of coverages, a cover ricte or a binder In respect of same, and wiil Immediately, upon receipt, deliver
such document(s) or cause such document(s) to be delivered Ip the Buyer or the Buyer's agent.

SUBJECT TO court approval.

Each condition, if so indicated Is for the sole benefit of the paily indicated. Unless each condition Is waived or declared
fulfilled by written notice given by .the benefiting party to the other parly 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

BUYER'S INITIALS SELLER'S INITIALS

COPVTUGHT BC REAL ESTATE ASSGCIATtON
Ba057 REV. NOV2021

e 2021, British Columbia Real Esute Association (mCREA*). All rights reseived. This fenn was developed by BCREA for the use and reproduction try BC REALTORS* and other parties authorized In
writing by BCREA. Any ether use or reproduction Is prohibited except wltii prior written consent of BCIffiA. TWs fortn ls not lo be altered when printing or leprodudng the standard pre-sel portion.

9
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2175 ARGYLE AVENUE WEST VANCOUVER. BC BC V7V1AS 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:

It Is a fundamental term of this Contract that the mandatory 2-5-10 Warranty Insurance Coverage raqulrad pursuant to the Homeowner Protection Act be
provided and Is In place. The Seller win provide to the Buyers, by the Completion Date, all details and dccumentailon of the Warren^ Insurance Coverage
pursuant to the Homeowner Protection Act. Ail costs for the transfer of these documents to be borne by the Seller.

The Buyer Is aware that the Properly "nansfiar Tax, payable on the Complefion Date, Is as follows:
(a) 1% on the ffrat $100,QQO of the Purchase Price
(b) 2% on the balance ofthePurch^ Price
(o) 3% of the Purchase Price portion that exceeds $2,0QO,000

The Purchase Price Includes any GST applicable to the purchase and sale of the Property.

The Buyaits) is aware that the monthly maintenance fee Is $1,290.55 and Includes garbage pick up, gardening and water.

The Buyer(syis aware that the unit l9 assigned a private 2-car parking garage and storage. .

The Buyer(8) are aware that all measurements are approximate and must baverilled for accuracy. The Buyer(8) are satlsflsd with the sba of the strata lotas
viewed.

The Buyer and a represenlatlve of the Seller will jointly conduct a walk-through Inspection of the Property no later than ten (10) days before the Completion Date.

Upon compIaUon of that Inspactlon, the Buyer and the SeBer will oomplate a mutually agreed defldenry list fDefldency List') detailing all Items that are to be
remedlad by the SaBer (rach, a ■Deficiency) and a vatua for each Defldency to be remedied. The Buyer and the Seller vrill sign and data the Deficiency Ust
which will then form part of this Contract

The quality of work and materials used by the Seller to correct the Deflclendes will be equal to or better than that of the surrounding construction.
The Seller vrdll use all commarc^ly raasonabia efforts to remedy the Defidencles before the Completion Date and will provide the Buyer with written ccnllrmatlon
that all Defidenctes have been remedied.

If, despite exercising pommerdally reasonable efforts, the Seller has not remedied or wBI not be able to remedy the Dedfiendes (number of days) days prior to
the Completion Date, the Seller or the Seller's Conveyancer vrill Immediately notify the Buyer and the Buyer's Conveyancer of this fed. The Buyer's
Conveyancer will then hold badk firom the sale proceeds In Its tmst account an amount equal to fee total value of fee unremedlad Defldendes (the "Defldendes
Holdback").

If there are unremedied Dsfldences as of fee Completlcn Date, end fee required notice, as provided for above, has been given to the Buyer and fee Buyer's
Conveyancer, fee Seller will neverthatess remedy all unremedied Deffclandas by (number of days) days after tha Completion Data (fea 'Defldency Remedy
Date"). After fee Ccmplellcn Dale, upon the Soller'a written requesL the Buyer Will provide tha SeDerwlth reasonable access to the Property to enable tha Seller
to remedy fea Daiidendes.

If all of fee Defidencles are remedied by the Seller on or before the DeBdenoy Remedy Date, the Buyer will Instruct the Buyer's Conveyancer to Immediately
release to the Seller the DsRdendes Hohfeack.

If all of fee Defldendes are not lemadlad by tha Defldency Remedy Date, fee Buyer will Inshuol the Buyer's Conveyancer to only release from the Defldendes
Holdback fee total value of the Defldendes feat have been remedied. In fels case, the Buyer may either.
1) agree to extend fea Defldency Remedy Date; or - j, jr.oi t
2) Instmot fee Buyer's Conveyancer to ralaase the balance of fea Dafldandes Holdbeck to tha Buyer for fee purposes of correcting fee unremedied Defidencles
wifeouttha Involvemanlof fee Sellerand Wifeoutllrnlting any olherrights orremedies feat the Buyer may have agalnstthe Seller.

Any dispute concerning fee Reme and values In fee Deficiency Ust, the remedy of the Deficiencies, and the release of funds from the Deficiency Holdback will be
settled by a slngla arbitrator under the Arbttratlcn Act, with the costs of arbitration being shared equally by fee parties.

The patties to this Agreement acknowledge featthe Real Estate Broker(a) named In this Agreament has' recommended that tha parties obtain Independent
professional advlcs prior to signing fels dccunient, The parlies further ackncwledge feat no Information provided by such Real Estate Broker(8) Is to ha
constiusd as legal, tax or envlronmental advice.

Each condition, If so Indicated Is for the sole benefit of the party Indicated. Unless each condition Is waived or declared
ftjifllied 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^
BUYER'S INITIALS SELLER'S INITIALS

BC2057RW.NOV2Q21 COPVRtGHT BC REAL ESTATE ASSOOATION
6 202t, BrIUsfi Cbfumbla Real Estate Assodattw) rsCREAT. AS rlBhts reserved. TWs form was developed by BCREAforthe use and reprcductlen by BC REALTORS" and ether parties authorbed In

BCREA bears no QabllRy fer your use of (his fona
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ai75 ARGYLE AVENUE WEST VANCOUVER. BC BC V7V1A5 PAGE 4 of 7 PAGES
PROPERTY ADDRESS

4.. COMPLETION: The sale will be completed on Jyne ^ ' yr. 2022—^
(Completion Date) at the appropriate Land Title Office.

5. POSSESSION: The Buyer will have vacant possession of the Property at iiOO o'clock — on
June 27 .vr.2022 (Possession Date) or, subject to the following existing tenancies, If any:
VACANT POSSESSION ■

6. ADJUSTMENTS: The Buyer will assume and pay ail taxes, rates, local Improvement assessments, fuel utilities and
other charges from, and including, the date set for adjustments, and all adjustments bothTncoming and outgoing of
whatsoever nature will be made as of »yr..2022 (Adjustment Date).

7. INCLUDED ITEMS:The Purchase Price includesany buildings. Improvements,fixtures, appurtenancesand attachments
thereto, and all blinds, awnings, screen doors and windows, curtain rods, tracks and valances, fixed mirrors, fixed
carpeting, electric, plumbing, heating and air conditioning fixtures and ail appurtenances and attachments thereto as
viewed by the Buyer at the date of Inspection, ifiCLUDING: „u.. j <. i j ^ »
All fiidges, all stoves, all washers, all dryers, all dishwashers, all microwaves, all bar fridges, all blinds & window coverings, all
lighting fixtures (Indoor & outdoor), all built-in oabinetry & shelving, all bathroom mirrors, minimum 2 sets of keys, minimum 2
garage door openers and/or fobs, all manuals, 2-5-10 home warranty, sun/ey (if available), all municipal permits (If available),
house plans (If available), occupancy pennit available).

BUT EXCLUDING:

8. VIEWED: The Properly and all included Items will be in substantially the same condition at the Possession Date as
when viewed by the Buyer on March 29th 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 Lavyyer's/Notary's or real estate brokerage's trust cheque.

11. DOCUMENTS: Ail 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.

11A.SELLER'S PARTICULARS AND RESIDENCY: The Seller shall deliver to the Buyer on or before the Completion Date a
statutory declaration of the Seller containing: (1) particulars regarding the Seller that are required to be included In the
Buyer's Properly 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 Qty 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,

BUYER'S INITIALS SELLER'S INITJALS
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118. GST CERTIFICATE; If the transaction contemplated by this Contract Is exempt from the payment of Goods and
Services Tax ("GST), the Sellershall 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.

12. TIME: Time will be of the essence hereof, and unless the balance of the payment Is paid and such formal agreemerits
to pay the balance as msy 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, subjectto the provisions under the Real Estate ServicesAct^ on account of damages, without prejudice
to the Seller's other remedies.

13. BUYER FINANCING: If the Buyer Is relying Upon a new mortgage to finance the Purchase Price, the Buyer, while still
required to pay the Purchase Price on the Completion Date, may waft 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 hew mortgage documents and the advance by the mortgagee
of the mortgage proceeds pursuant to the Canadian Bar Association (BC Branch) (Real Property Sertlon) standard
undertakings (the "CBA Standard Undertakings").

14. CLEARING TITLE: If the Seller has existing financial charges to be cleared from title, the Seller, while still required to
clear such charges, may wait to pay and discharge existing financial charges until 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 dlsdiarge the
financial charges, and remit the balance. If any, to the Seller.

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

16. RISK: All buildings on the Properly and all other items Included In the purchase and sale will be, and remain, at the
risk ofthe Seller until 12:01 am on the Completion Date. Alter that time, the Property and all Included Itemswillbeat
the risk of the Buyer.

17. PLURAL: In this Contract, any reference to a party Includes that party's helrs^ executors, administrators, successors
and assigns; singular Includes plural and masculine Includes feminine.

18. REPRESENTATIONS AND WARRANTIES: There are no representations, warranties, guarantees, promises or
* agreements other than those set out In this Contract and the representations contained In the Property Disclosure
Statement If Incorporated Into and forming part of this Contract, ail of which will survive the completion ofthe sale.

19. PERSONAL INFORMATION: The Buyer and the Seller hereby consent to the collection, use and disclosure by the
Brokerages and by the Managing Brokerts), Associate Brok€r(s) and representatlve(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:

(590/€
BUYER'S INITIALS

SELLER'S INH•|ALS
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B. if the 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 ̂ored 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 Contiract: (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):

u The Seller acknowledges having received, read and understood the BC Financial Services
Authority (BCFSA) form entitled "Disclosure of Representation In Trading Sendees" and hereby

INITIALS confirms that the Seller has an agency relationship with ageNTcs)

INITIALS

who Is/are licensed In relation to VIranI Real Estate Advisors ^

B. The Buyer acknowledges having received, read and understood the BCFSA form entitled
"Disclosure of Representation In Trading Sen/Ices" and hereby confirms that the Buyer has an
agerwy relationship with Jason Soprovlch desisnateoAgent(S). ^

INITIALS

INITIALS

Who Is/are licensed In relation to Rennte & Associates Realty - Jason Soproy^

C. The Seller and the Buyer each acknowledge having received, read and underwood the BCFSA
form entitled "Disclosure of Risks Associated with Dual Agency" and hereby confirm that they
each consent to a dual agency relationship with bssKSttotEDAGtWia
who Is/are licensed In relation to ^ SKbKERAdE

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
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.

BUYER'S INITIALS SELLER'S INITIALS
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. E. If only (B) has been completed, the Seller acknowledges having received, read and understood
^  the BCFSA form "Disclosure of Risks to Unrepresented Parties" from the Buyer's agent listed In

INITIALS . . - ,
(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 elthen
A. fulfill or waive the terms and conditions herein contained; and/or

B. exercise any optlon(s) herein contained,

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

o'clock Lin. on24. OFFER: This offer, or counter-offer, will be open for acceptance until 4^00
April 2 .7^2022 (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 notllylngthe other party of such acceptance, there will be a binding Contract of Purchase and Sale on the
terms and conditions set forth.

If the Buyer Is an Individual, the Buyer declares that they are a Canadian citizen or a permanent resident as defined
In the Immigration and RefugeeMmtectlon Act.

INITIALS WmALS

BUYER BUYER

-CRilstopner oougias Nelson^ ——Jilgna Roberta Reld
PRii^NAlte ^ '^NyviE ^ NAME

WITNESS WITNESS WITNESS

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

Seller's acceptance Is dated »y*—

The Seller declares their residency:

RESIDENT OF CANADA NON-RESIDENT OF CANADA as defined under the Income Tax Act.

INHIALS INiriAlS

SELLER SELLER

Tha Bowra Group Ina. Recelvw of 2173 Atsyla Avonua

PRINT NAME PRINT N

SELLER"

AME PRINT NAME

WITNESS WITNESS WITNESS

COPyRISHT 8C REAL ESTATE ASSOCIATION

*PREC represents Personal Real Estate Corporation
Trademarks are ovmed or controlled by The Canadian Real Estate Association ICREAJ and Identliy real estate professionals who are members of CHEA (REALTOR*) end/or the qoaKty of services they
provide (MLS*).
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INFORMATION ABOUTTHE CONTRACT OF PURCHASE AND SALE
RESIDENTIAL (conttnued)

6. 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 - searching title. Sales Tax (If applicable).
Costs of clearing titie, Including; " documents. Property Transfer Tax.
- Investigating title, Rsfilsfstlon fees. Goods and Services Tax (If applicable).
-discharge fees charged by Survey Certificate (If required).
encumbrance holders, Costs of Mortgage, Including:

- prepayment penalties. - mortgage compan/slavyyer/notaiy,
RealEstateCammtel<m(plusGSn.

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).

7. 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 tiotary and provided to the seller's lauyyer or notary for review and
approval. Once settled, the lawyers/notaries wlil arrange for execution by the parties and delivery on or prior to the
completion date. The matters addressed In the dosing 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 v\dth the purchase and
sale contemplated by this contract

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

9. 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 Rrst 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.

10. REALTOR® Code, Artlcla11:AREALT0R® shall not buy or sell, or attempt to buy or sell an Interest In propertyelther
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.

11. RESIDENCY: When cornpleting 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

12. AGENCY DISCLOSURE: (Section 21) AH 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.
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INFORMATION ABOUTTHE 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
patties should ensure that everything that Is agreed to Is In writing.

2. DEPOSIT(S): In the Real Estate Services Aa, 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 fof 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 tfie 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 thenri 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 zonlng'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.

Ba057REV.NOV2fl21 COPYRiaHT BC REAL ESTATE ASSOCIATION
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NOTICE TO REALTOR

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

1. This properly 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 II04194 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:

(i) A sale ofthe property to any mortgage insurer in respect of a valid and
perfected mortgagor as against the lands (the "Mortgagors**);

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

(ill) Redemption ofthe mor^ages by any ofthe 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.
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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 fthe
"Proper^)

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 ternis of this Schedule and the Contract of Purchase and Sale, the
terms of this Schedule shall apply. Notuirithstanding any term or condition to this Contract of Purchase and Sale,
whether contained herein or othenvise, on accepting this Contract of Purchase and Sale the parlies hereto agree as
follows: , . ■

1. AH 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, Argyts GP Ltd.
arid 1104194 BjC. Ltd. (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.

2. The Receiver Is not contractually or otherwise liable to any party In any way under this Contract of Purchase and
Sale, and shall not be 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 ocmpletion 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
Receivers dscretlon.

3. 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 Infmctlons 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.

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

5. Wltti respect to environmental matters, and v^thout limiting Ore generality of the foregoing, the Buyer agrees that
■they are r^ponslble to Investigate the environmental condition of the Property to their satisfaction and that they
are responsible to satlsty themselves, and Is relying on their own Investigations to -verily that the level of
Contaminants, as heielnafter defined, on or migrating to or fiPom 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 hereafter regulated under any laws, regulations, bylaws, orders or other lawful
requirements of any governmental authority having jurisdiction over the Property.

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

7. This Contract of Purchase and Sale Is subject to approval by the Supreme Court of British Columbia (tiie
"Ccurf), with the real estate conunlsslon In respect of this contract of Purchase and Sale to be paid only If me

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.

8. 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 rnay be
entitled to aubmit a further offer. In addition, and among other things, the process may contemplate that omer
prospective purchasers may attend in court in person or by agent at the hearing of the motion to a^rove tms
Contract of Purchase and Sale and such prospective purchasers may make competing offers whlai may be
approved by the court The Receiver may be compelled to advocate that tire court consider a further tender
process be undertaken, or that other offers be. accepted. In order to obtain the highest price for tiie Property.
The Receiver gives no undertaking to advocate for the acceptance of this offer. To protect his Interest in

-3-
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purchasing tha Property, the Buyer acknowledges and agrees that they should attend at any future court hearing
In peiaon 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 Proper^ 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 ccndltton Is for the sole benefit of the
Receiver.

10. The Buyer acknowledges and agrees that they are purchasing title in the Property fiee 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 v^th 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 fiom 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 .
othenAdse set out herein.

11. The Buyer aokncvi^edgas 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 reafflrm this Contract, and in either event
tiie amount paid by .the Buyer, including wllhout limitation the deposit will be absolutely 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 concerning the Property forms part of this Contract of Purdiase and
Sale whether or not such a statement Is attached to It

^3,—The Purdiase-Price does not Include Goods-and-Sotvlces-Tax or Harmonized Sales Taxi-lf anyrwhlsh oholl bo-
payable by the Buyer.

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 Deposit 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 Estate Services Act, the Buyer and Receiver hereby agree to the release of the
Deposit and accrued interest thereon to tiie Receiver, and the Buyer hereby instructs the party holding tha
Deposit to so release the Deposit together with accrued Interest thereon to the Receiver, upon written demand
from the Receiver or ite counsel cotvfirmlng that the Buyer has failed or refused to com|fiete the purchase and
sale herein contemplated despite the Buyeris conditions having been satisfied or waived.

16. All ifunds payable in connection with this Coritract of Purchase and Sale u^ll be by certified cheque, bank draft,
cash or certified Lawyer's/Notary's trust cheque, and shall be delivered by prepaid courier to the abllcltor acting
forflieJ

Witness

Buyer

Buyer ^ T^nalRnhfti:(g Reld

Witness
Appointed Receiver and Manager of 2173 Argyle
Avenue Limited Partnership, Argyle GP Ltd. and
1104194 B.C. Ltd.

jt
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OocuSIgn Envelops ID; 207846gC-DF15-4918-9CQB-SC8ti€Sg4E698

PROPERTY DISCLOSURE STATEMENT

RESIDENTIAL

Date of disclosure: March oa 2022

PAGE 1 of 4 PAGES

The following is a statement made by the Seller .concerning the premises located at:
ADDRESS: 2175 Argyla West Vanqou-vor BG

StK SlWra AitOSMtlM

(the "Premises")

THE SELLER IS RESPONSIBLE for the accuracy of the answers on this
Property Disclosure Statement and where uncertain should reply "Do Not
Know." This Property Disclosure Statement constltufes.a representation

under any Contract of Purchase and Sale If so agreed. In writing; by the .
Seller and the Buyer.

THE SELLER SHOULD INITIAL /
THE APPROPRIATE REPUES. •/

YES NO
DO NOT

KNOW

DOKNOT

/APPLY

1.LAIMD

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

B. Are yqu 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? . /
B. Are you aware of any current or pending local Improvement levies/

charges? /
F. Have you received any ochernotice 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 ggv^ment,
private utility

□ I have a private groundwater system (e,g., v^)
□ Water Is diverted from a surface water spdrce {e.g., creek or lake)
□ Not connected
Other ■

B. If you Indicated In ZA that the Pi^lses have a private groundwater
or private surface water systera/you may require a water licence
issued by the provindai go\^ment.
(i) Do you have a watejxlKence for the Premises already?

(II) Have you applledrbr a water licence and are awaiting response?

C. Are you awar^f any problems with the water system?
D. Are reccrals available regarding the quality of the water available

(such^geochemistry and bacteriological quality, water peatment
insfi^ulatlon/malntenance records)?

BUYER'S INITIALS

—W

SELLER'S INITIALS

CQPYtUGHT BC REAl ESfATEASSOClATlONBa002 REV. NOV 2021

O 2021. BrillJh Columbia Raal Escmc Assodaiion CBCREAO. AO rtshb rcseived. TWs form was developed by BCREAror t)te use and rcprodottfon by BC REAITORS* and other parties outhorlasd In
writing by BCREA, Any other use br reproduoton I? proldbltcd except with prior written conseRi of BCREA. Tills form Is noi to be ottered wh$n printing or reprbdtrcing the stondaril pro-sec portion,
BCIICA beats no UablUty for your use of this fomi.

CREAWEBFomu"
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DocuSIgn Envelope ID; 20784650-01=15-491 a-8CDB-3C8CS59<IE598

March 03. 2022 PAGE 2 of 4 PAGES

DATE OF DISCLOSURE

AODRESS: West Vancouver BC

2. SERVICES (continued) YES NO
DO NOT

KNOW

DOES Nm/
• Appyr

E. Are records available regarding the quantity of the water available
(such as purhping test or flow tests)?

F. Indicate the sanitary sewer system the Premises are connected to:
□ Municipal □ Community □ Septic
□ Lagoon- □ Not Connected
Other

G. Are you avvare of apy problems with the sanitaiy sewer system? /•
H. Are there any current seivjce. contracts; (I.e., septic removal or

maintenance)?

1: If the system Is septic or lagoon and Installed after May 31,2005,
are maintenance records.available?

3. BUILDING

A. To die best of your knowledge, are the exterior walls Insulated?

B. To the best of your knowledge, Is the celling Insulated? /
C. To the best of your knowledge, have the Premises ever contained /

any asbestos products? /
D.-.Has a final building Inspection been approved or a final occ^ncy
.  permit been obtained? /
E. Has the fireplace, fireplace Insert, or w.ood stove InstaH^on been •

approved: /
(I) □ by local authorities? /
(II) □ received WETT certificate? /

F. Are you aware of any Infestation or unre^ed damage by Insects,
rodents or bats? / .

G. Are you aware of any structural prothems with any of the buildings?

H. Are you aware of any addltlons/^r alterations made In the last
60 days? /

1. Are you aware of any af^ons or alterations made without a
required permit and flrial Inspection; e.g., building, electrical,
gas, etc.? /

J. Are you aware ofany problems with the heating and/or central air
cdndltlonlng^s^tem?

'

K- Are you ayfare of any moisture a^d^r water problems In the walls,
basem^t or crawl space?

L A|^ou aware of any damage due to wind, fire or water?

SELLER'S INITIALS
copyioaiT BC real estate association

BUYER'S INITIALS

BC1Q02REV,NOV202I

O 2021, Brltlsl) Columbia Roal E«sto Anadatlon cbcrEA'). All rtghtc roscivcd. TMs forni was davslopeii by SCREA fbr ihs use and nsproduaton by BC REALTORS* and other parties authorized >n
writing by BCREA. Any other me or reproduction Is prohibited entept with prior written consent of BtrREA. This form Is not to be aticrcd when printing or reproducing the standard pm-set portioni
QCREA bcais no Uatdll^ for your use of this Torm.

CREAWEBFomss»
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DocuSfgn Envelope 10:2Q7846SC^DFlS>40ie-9CDB>3e8CS594ESg8

Karoii 03 2022

DATE OF DISCLOSURE

ADDRESS: 2175 Argyle Avenue West Vancouver BG

.PAGE^3 of 4 PAGES

3. BUILDING (coruinued) YES Nd
DO NOT

KNOW

DOES NO)/
Appyr

M. Are you aware of any roof leakage or unrepaired roof damage?

(Age of roof If known: years)

N. Are you aware of any problems with the electrical or g^ system?- /
0, Are you aware of any problems with the plumbing system? /P. Are you aware of any problems with the swlmmfng pool and/or

hot tub? /
Q. .Do the Premises contain unauthorized accommodation?

R. Are there any equipment leases or service contracts; e.g., security

systems, water purification, etc? /
S. Were these Premises constiiicted by an "owner builder," as deffned

in the Homeowner Protection Act, within the last 10 years? (If so, attach

required Owner Builder Disclosure Notice.)
/

T. Are these Premises covered by home warranty Insurance under die
'Homeowner Protection AcG

/
U. .13 there a current "EnerGulde for Houses" rating number available fo^

these premises? /
(f) Ifypc^ vuhatic rht> rating number? /

(1) When was the energy assessment report prepared? /
(DD/MMAW) /

/

•

V. Have the Premises been tested for radon? /
(1) If yes, when was the most recent test complete^nd what was

the most recent level of radon, detected? X
i.Rvei: n Ba/m3 or □ oCI/l/on

(piVMM/YYYV)

W. Is there a radon mitigation system oi^e Premises?
(1) If yes, are you aware of any ppdSlems or deficiencies with the

radon mitigation system? /

4. GENERAL

A. Are you aware If che ̂ mlses have been used to grow cannabis
(other than as perwritted by law) or to manufacture Illegal
substances? / •

BUYER'S INITIALS

—0»

SELLER'S INITIALS

COPYRtCKT aC REAL ESTATE ASSOOATIONBC1002REV,NOV2021

« 2021. Brttbh Columbia Real Estslo Asiocladon lUCREAl, aB rights rcBcrvad. This form was dovclopBd by BCHEA for tho usa and reprixJunlon by BC REALTORS* and other parlies authoriwd In
wridng by BCI®L Any othcr'usa or reproductton Is prohtblted ntcepl with prior wlitan consent of BCREA. This foml Is not to be altered v/hcn printing or reprodudng the standard pra>sci portion,
BCREA hears no Uabimy for yovr use of tills form. .

CREAWEBFwms*
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DocuSign Envelope ID; 2078469O-DF15-4918-9CDB-3C8C5594E598

Harah 03 2022 PAGE 4 of 4 PAGES

DATE OF DISCLOSURE-

West Vanconver BC

4. G EN ERAL (ixrntinued) YES NO
DO NOT

KNOW

DOES^iPr^

B. Are you aware of any latent defect In respect of the Premises?

For the purposes of this question, "latent defect!'means a defect that
cannot be discerned through a reasonable Inspection ofthe Premises
dial renders the Premises: (a) dangerous or potentlaify dang^ous to
occupants; or (b) unfit for habitation.

C. Are you aware if the property, of any portion of the property, is
designated or proposed for designation as a "heritage site" or
of lieritage value" under the Heritage Conservation Act or under
municipal legislation?

S.ADDITIONAL COMMENTS AND/OR EXPLANATIONS (Ua^dditlonal 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 die 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;
OocuSIbbbV by:

I WllA/ ■
\ — .20D3DS550DCMAO= — '

xt04it« «.e. aa., ue.m. tuitUfx SELLER(S) 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

Tlie prudent Buyer will use this Property Disclosure Statement as the starting point for the Buyer's own Inquiries.
The Buyer is urged to carefully Inspect the Premises and^f desired, to have the Premises inspected by a licensed
Inspection service of the Buyer's choice.

BUYER(S) BUYER(S) 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.

*PR£C rcpreseitts Porsonol Real Estate CorporetTan

Trademarks ore owned or totwolied by The Canadian Real Estate AssodaUon (CREA) and Identify real estae prcTesslonols who are members of CSEA IREALTOR'J ana/er the quality of sendres they
provide (MIS*).

■Baooa«EV.NOvao2i coptright bc real estate association
« 2021. British Columbia Reat Estate Association {'BCBEAI. All ilfiltts reserved. This form wes developed by BCR6A for the oio and reproduction by BC REALTORS' and other, parties auihorlicd In
wrlling by nCREA, Any other use or reproduction Is prohibited except with prior written consent of BCREA. 1 his form Is not to bo altered wlien printing or repmdifctng the standard pre-set portion.
BCREA bears no liability for your use of iWs form.

CReAWEBFoimi"



25

DocuSIgn Envelope lb; 2078468C-DF16-4918-QCDB-3C8C5Sg4E598

INFORMATION ABOUTTHE 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:

'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. It Is 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 STII I MAKFTHE RUVER'SOWN 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 on 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
Properly 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.

Ba002REV.NOV20M COPYRIGHT BC REAl ESTATE ASSOCIATION

O 2021. British Cdumbla Real Estate Assodatlon rSCRW)il|t7l^ resnved. This fomi was developed by BCREA for the use and reprotluttton by BC REALTORS* and other pattleS authorized In
writing by BCREA. Any other use or reproduction Is prohibited except with prior written consent of BCREA. This form Is not to be eltered when printing or reproducing the standard pre>set portion.
BCREA bean no UabSlvferyour use of this form.

CREAWEBPbnmi*^
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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

Land Title Office

VANCOUVER

VANCOUVER

Title Number

From Title Number

CA8935526

CA6071793

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. 801104194

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
ENTIUEMENT 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:

Registration Number
Registration Date and Time:
Registered Owner:
Remarks:

MORTGAGE

CA6071812

2017-06-15 15:40

CANADIAN WESTERN'BANK
INTER ALIA

Title Number CA8935526 E SEARCH PRINT Page1 of 3
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TITLE SEARCH PRINT

File Reference: 50860-0006

Nature:

Registration Number;
Registration Date and Time:
Registered Owner

. Remarks:

2021-04-28,13:10:58

Requestor: Mana Holbrook

ASSIGNMENT OF RENTS
CA6071813

2017-06-15 15:40

CANADIAN WESTERN BANK
INTER ALIA

Nature:

Registration Number;
Registration Date and Time:
Registered Owner;
Remarks:

COVENANT

CA7628594

2019-07-17 15:25

THE CORPORATION OF THE DISTRICT OF WEST VANCOUVER
INTERALIA

Nature:

Registration Number
Registration Date and Time:
Remarks:

PRIORITY AGREEMENT
CA762B695

2019-07-17 15:25

INTERALIA

GRANTING CA7628594 PRIORITY OVER CA6071812

Nature:

Registration Number;
Registration Date and Time:
Remarks:

PRIORITY AGREEMENT

CA7628596

2019-07-17 15:25

INTERALIA

GRANTING CA7628594 PRIORITY OVER CA6071813

Nature:

Registration Number
Registration Date and Time:
Registered Owner

Remarks:

CLAIM OF BUILDERS LIEN "
WX2152487

2020-08-17 10:20

ILIRVUKAJ
DOING BUSINESS AS ADVANCED EURO PAVING
INTERALIA

Nature:

Registration Number
Registration Date and Time:
Registered Owner:

Remarks:

CLAIM OF BUILDERS LIEN
CA8515403

2020-10-2311:49

PF MECHANICAL LTD.

INCORPORATION NO. BC1063604

INTER ALIA

Nature:

Registration Number;
Registration Date and Time:
Registered Owner: •

Remarks:

CLAIM OF BUILDERS LIEN
CA8531854

2020-10-29 13:38

TORR ELECTRIC LTD.

INCORPORATION NO. BC0958943
INTERALIA

Title Number CA8935526 TLE SEARCH PRINT Page 2 of3
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TITLE SEARCH PRINT

File Reference: 50860-0006

Nature:

Registration Number; ■
Registration Date and Time:
Registered Owner

Remarks:

2.021-04-28,13:10:58

Requestor. Hana Hblbrook

CLAIM OF BUILDERS LIEN
CA8601907

2020-11-2710:18

ASCENT DRYWALL AND COATINGS LTD.
INCORPORATION NO. BC1113942
INTER ALIA

Nature:

Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:

CLAIM OF BUILDERS LIEN
CA6683352

2021-01-0510:22

W.S. FIRE PROTECTION LTD.
INTER ALIA

Duplicate Indefeasible Title NONE OUTSTANDING

Transfers

Pending Applications

NONE

NONE

Title l^umben CA8935526 TITLE SEARCH PRINT Page 3 of 3
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Appendix "B"

Encumbrances to be Discharged

Nature of Charge Holder of Charge Registration
No.

Mortgage Canadian Western Bank CA6071812

Assignment of Rents Canadian Western Bank CA6071813

Priority Agreement Granting CA7628594 priority over CA6071812 CA7628595

Priority Agreement Granting CA7628594 priority over CA6071813 CA7628596

Claim of Builders Lien ilir Vukaj dba Advanced Euro Paving WX2152487

Claim of Builders Lien PF Mechanical Ltd. CA8515403

Claim of Builders Lien Torr Electric Ltd.- CA8531854

Claim of Builders Lien Ascent Drywall And Coatings Ltd. CA8601907

Certificate of Pending
Litigation

Canadian Western Bank CA9095219

together with any other charges, liens, encumbrances, caveats, or certificates of pending
litigation, registered against the Lands and Premises subsequent to the Petitioner's Certificate of
Pending Litigation.

11471870.1
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Appendix "C"

Enumerated Encumbrances to Remain

Nature of Charge Holder of Charge Registration
No.

Covenant The Corporation Of The District Of West Vancouver CA7628594

11471870.1


