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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

NOTICE OF APPLICATION

Name(s) of the applicant(s) The Bowra Group Inc., 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 “Receiver")

TO: The Petitioner and Respondents

ANDTO: o " 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 counsel 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: dnugent@rbs.ca
Fax; 604-688-3664
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PART 1: 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 ldentifier: 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 Reld (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,
. acopy of which is attached hereto as Appendix “A”, is hereby approved. The execution of the
Contraét of Purchase and Sale by the Receiver is hereby authorized and approved, and the
Receiver is hereby authorized and directed to take such additional 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 pfth_e right, title, and interest of the Respondents , 2173 Argyle Avenue Limited
Partnership, Argyle GP Lid., 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 otherwise (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 Prémises, together
with alIA buildings and other structures, facilities anq improvements located
thereon and fixtures, systems, interests, licenses, rights. coven'ants,
restrictive covenants, commons, ways, profits, privileges, rights,
easements and appurtenances to the said hereditaments belonging, or
with the same or any part theréof, held or énjoyed 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 kegistrar to register
indefeasible title in favour 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 Confract 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:

11471870.1
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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 whb arranged the
sale, if applicable; and

(c) third, to the Receiver to pay any receivership costs and borrowin'gs 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 ha_s 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 Managemént Group Inc., and Arman Tehrani (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
“Project’).

3. Pursuant to the February 25, 2021 Order of Master Muir (the “Receivership
Order*), The Bowra_Group Inc. was appointed as the Receiver and Manager over all assets,
undertakinés 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 (“Virani®) 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 place, 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 Recelver is of the view that the Project has been fully exposed to the market -
place. In terms of assessing the market, the Receiver has refied 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 Recelver believes the purchaée 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. '

PART3:  LEGAL BASIS

1. Rules 8-1, Rule 13-5, Rule 21-7 of the Supreme Court Civil Rules;
2. Law and Equity Act, R.S.B.C. 1996, ¢. 253; and
3. Such further and other materials as counsel may advise.

The Test for Application of Approval of Sale

4, The ftinction 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 Inc., 2013 BCSC 2222

5. Ultimately, where the proposed sale price reflects the fair market value of the
property the proposed éale 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. 669665 B.C. Ltd., 2014 BCSC 458

114718701
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6. ~ Although the Court should considér appraisals of the property, theré comes a point
where the market speaks and the appraisal does not a_mount 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. '

' Romspen, supra

7. The Reg:ei\}er has made genuiné 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
proposed sale is pbrovident and the Court should approve the sale.

PART4:  MATERIAL TO BE RELIED ON

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

2. Affidavit No.1 of Mario Mainella made January 25, 2021, '

3, Affidavit No. 5 of Mario Mainella made April 21, 2022; 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 notlce
of application,

1. file an application response in Form 33,
2, file the ariginal of every affidavit, and of every other document, that
'(a) you intend to refer to at the hearing of this application, and
(b) hasnot already been filed in the proceeding, and

3. serve 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,

(© 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 I. Nugen§\
Lawyer fof the Applicant

To be completed by the court only:

Order made : :

[ 1in the terms requested in paragraphs _ : of Part 1 of this notice of
application -

[ 1with the following variations and additional terms:

Dated:

Solicitor [ ]Judge [ ] Master

" 114718701
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APPENDIX . _
[The follbwing information is provided for data collection 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
experts
none of the above: order for approval of sale under foreclosure
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< ) ) {2y BAR ASSOCIATION : '
: e Attorewion o Beigth Cokmibla Brandh
CONTRACT OF PURCHASE AND SALE
BROKERAGE: Rennie & Assoclates Realty - Jason Sopravich DATE: April 1 2022
ADDRESS; 2429 Marine Drive West Vancouver BC.V7VIL3 °  PHONE: (604) 281-0815
PREPARED BY: Jasan Soprovich _ : - . MLS® NO: R2662718
BUYER: Christopher Douglas Nelson . SELLER: Tris Bovra Group In., Reselver of 2173 Argyle Avanua LP, 1104194 BG Lid,. Argylo
BUYER; Diana Roberta Reid SELLER; :
BUYER: i * SELLER:.
ADDRESS: 3185 - Dickilson Crescent - ADDRESS; 2175 Argyle Avenue
West Vancouver . BC West Vancouver ze]
‘ pC: V7V 2L4 PC: VIV 1AS
PROPERTY: : '
2175 ARGYLE AVENUE
UNIT NO. ADBRESS OF PROPERTY '
WEST VANCOUVER, BGC - ) V7V 1AS
CITY/TOWN/MUNICIPALITY POSTAL CODE
031-367-461 :
PID ) OTHER PID(S)

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 YV

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

1. PURCHASE PRICE: The Purchase Price of the Property will be $3,488,000.00
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 pald within 24 hours of all subject removals via bank draft or wire transfer.

All monies pald 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 & Assagiates Really - Jason Sopravich and held In trust-in accordance with the provisions of the Real
Estate Services Act. In the event the Buyer falls to paythe Deposit as required by this Contract, the Seller may, at the
Seller's option, terminate this Contract, The party who recelves the Deposit is.authorized to pay all or any portion of the
Deposit to the Buyer’s or Selley’s canveyancer {the “Conveyancer} without further written direction of the Buyer ar 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 shouid be
returned to such party as stakeholder or paid into Court.

QN || | |
BUVYER'S INITIALS SELLER'S INITIALS

COPRYRIGHT BC REAL ESTATE ASSOCIATION

BC2057 REV, NOV 2021 .
© 2021, Bridsh Columbia Real Estate Assaclation ("BCREA". All rights reservad, This (orm was develaped by BCREA for the use and reproduction by BC REALTQRS® and other partles authorized In
yiriting by BCREA. Any other use or teproduction is prohiblred exceptwith prior written censent of BCREA, This farm s rat to be altered when printing or reproducing the standard gre-set ponilon.

BCREA hears no Uahilty for your use of this form, , . a
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PROPERTY ADDRESS

. 3.

TERMS AND CONDITIONS: The purchase and sale of the Property Includes the following terms and s subject to the
following conditions:

SUBJECT TO the Buyer(s) oﬁtalrdng and approving the Property Disclosura Statement dated March 3 ,2022 on or before APRIL 8, 2022, This conditiens |
for the sole benafit of the Buyer(s). This documsnt Is incorporated [nto and forms part of this Contract of Purchase and Sale.

SUBJECT TO the Buyer(s) obtelning a Tile Search on the preperty and any pertinent information regarding chargas on or before

APRIL 9, 2022, This condition is for the sola bensfit of the Buyer(s). This document Is Incorporated into and forms part of this Contract of Purchase and
Sale, Seller(s) to supply pertinent Informatlon regerding charges and any explanatory plans, If avallabls, an Title.

SUBJECT TO the Buyer(s) arranging financing satisfaclory to them on or befora APRIL 9, 2022. This conditlon is for the sale benafit of the Buyer(s).

SUBJECGT TO the Buysr(s) on or before APRIL 9, 2022 reading and approving the fallowing documents with respect to Information that reasonably may
adversely affact the use or valua of the strata lot, Including any by-law, item of repalr or maintenance, speclal lavy, Judgment or other liability, whether actual

:;!entlal: This condition Is for the scla benefit of the.Buyer(s).

- A current Formi ‘B' Informallon Certificate altaching the strata corparation's rules, current budget and the developsr’s Rental Disclosure Statement, If any;
- A copy of the ragistered sirata pian, any amendments to the strata plan, and any resolutions dealing with changes to cammon property;

- The cumrent by-laws and ﬂnam.:!al stalem;mls of the slrata corporatlon, and any sectlon to which the str:fla corporation ot betcpgs;

- The Minutes of any meeting held batween the psricd from MARCH 1, 2020 to AFRIL 1, 2022 by the slrata councl, and by the members in annual,
extraordinary or spaclal genaral meotings, and by the members or the executive of any section to which the strata lot belongs;

- A copy of any englneer's or other cansullani's reports conceming this strata corperation, and;
- A copy of the most recent Depraciation Report, I any.

tmmediately upon acceptance of this offer or counter offer, the Sefler(s) will authorize the Seiler's agent to request, at the Seller's expensa, complate coples
of the dacuments listed above from the strata corporation or other source and to immediately, upon recelpt, deliver the documanis to the Buyer's agent.

The Seller(s) agrees to provide all documentation fisted above within 48 hours of acceptance of this offer, If delivery of sald documentation [s delayed
beyand 48 hours of accaptance of this offer, the Seller(s) agraes to oxtend the dates for walving or declaring fulfilled all subject clauses from the contract by
the sama number of days as the dosuments ars delivered after the 48 hour delivery period. .

- The Saller(s) will notify the Buyar(s), befora the Complation Date, of any notics of a resslution to emend the by-laws or rules of the strata corporation, or the

by-laws or rules of a_saction to which tha strata lot belongs, or any amendment to such by-laws, thal the Seller(s)

-have not previously disclosed 1o tha Buyer(s). The Seller(s) will promptly defiver a copy of the relevant resclution or notiea of resolution o the Buyer(s).

if a spacial lavy Is appraved before the Complation Dats, the Seller(s) shall credit the Buyer(s) with the entire portlon of the speclal levy that the Buyer(s)
are obligated to pay under the Sirata Properiy Act and the Seller(s) hereby direct the Buyer's lawyer or notary pubilc to hatd back such oredit from the sale
proceeds and.to remit It toths strata corporation. : .

SUBJECT TO: (A) the Buyer reviswing and approving the tesms and rates of the strata corporation's Insurance, Including the premium amounts, deductible
amounts, and coverage limits thareunder and the date of explration of such pollcy or pelicles; and (B) the Buyer confirming the Buyaer's abiilty to obtaln
perscnal strata owner Insurancs on terms satisfactory to the Buyar, including coverage for any owner's porticns of deductibles payable under the strata
corporation's Insurance, In each case on or bafore APRIL 9, 2022, These conditions are for the sols benefit of the Buyer. .

Immediately upen execulion and delivery of this Contract of Purchase and Sale by all parties, the Seller or the Seller's agent, will obtain coples of the strata
corporation insurance policy or policles, or a summary of coverages, a cover ficte or a binder In respect of same, and will immediately, upon recelpt, deliver

" such document(s) or cause such document{s) to be dellvared (o 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 walved or declared
fulfilled by written notice glven 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
C) |
BUYER'S INITIALS A SELLER'S INITIALS
BC2057 REV. NOV 292! ' ! COPYRIGHT BC REAL ESTATE ASSOCIATION

© 2028, British Columbla Real Estate Assoclation ("BCREA"). All rights reserved, This form was developed by BCREA for the use and reproducdon by BC REALTORS® and other partles suthorized in ’
writing by BCREA. Any other use or repreduction is prohibited except with prics written consent of BCREA. This form.Is not ta b altered when printing or reprodudng the standard pre-sat portion.

BCREA bears no (labllity for your usa of this form.
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PROPERTY ADDRESS " '

3, TERMS AND CONDITIONS: The purchase and sale of the Property includes the following terms and is sui:ject to the
following conditions: : : ‘

Itis a fundamental term cf this Contract thet the mandalory 2-5-10 Wanrenty Insurance Coverege requlred pursuant fo the Homeowner Pratection Aot ba
provided and [s In place, The Seller will provide to the Buyers, by the Complatlon Dat, all details and decumentation of the Warranty Insurance Coverage
pursuant to the Homeowner Protaction Act. All costs for the transfer of these documents to be bome by the Seller., :

The Buyer Is aware that the Property Tranafer Tax, payable an the Completion Data, Is as foflows:
(a) 1% on the first $100,000 of the Purchase Price

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

(6} 3% of the Purchase Prico porticn that exceeds $2,000,000

The Purchase Prics Indudes any GST applicabla to the purchase and sale of the Property.
The Buyar(s) is aware that the monthly maintenance fae Is $1,280.55 and Includas garbage pick up, gardenlng and water.
‘The Buyer(s)Is aware that the unit I assigned a privale 2.car parking garage and storage.

The B‘I‘Jyer(s) are aware that all measurements ere approximate and must bo verifled for accuracy. The Buyer(s) are satisfied with tho size of the strata ot as

The Buyer and representativa of the Saller wifl jointly conduct a walkhraugh inspacilen of the Property no later than ten (10) days before the Completion Date,

Upon complation of that Inspaction, the Buyer and the Sefler will éomplata a mutually agra;ad deficlency (ist (“Deflclency List") detaliing all items that are to be
remediad by the Seller (sach, a "Deflclency”) and a value for each Deficlency to be remedled, The Buyer and the Seller will slgn and data the Deflolency List
which will then form part of this Contract. . : :

The quality of work and materials used by the Seller to correct the Deficlenclos wil bs squal to o batter than that of the surrounding construction,

The Seller will use ali commercially reascnabla efforts lo remedy the Deficlencles before the Completion Dale and will provide the Buyer with written confirmation
that all Deficlenclas have bean remedied.

I, despite exerclsing commercially reascnable efforts, the Seller has not remedled or will not be abls to remedy the Declfiencles (number of days) days priorto
the Completion Date, the Seller or the Seller's Conveyancer will immediately notlfy the Buyer and the Buyer's Conveyancer of this fact, The Buyer's
m&ﬁgg;m wiil then hold back from the sals praceeds In its trust account an amount equal to the total value of the unremedied Deficlencles (the "Deflciencles

If thera ara unremedied Daficlences as of the Completion Date, and the required notics, as provided for above, has been glven to the Buyar and the Buyer's
Conveyancer, the Seller will nevertheless remsdy all unremedled Daficlencles by {number of days) days after the Completion Data (tha *Deficlancy Remedy
Date"). Aftar the Completicn Date, upon the Seller’s written requast, the Buyer will provide tha Seller with reasanable access ta the Property to enable tha Seller
to remedy tha Deficlenclss.

If !l of the Deflclencles are remediad by the Seller on or befora ths Deficlency Remedy Date, the Buyer will Instruct the Buyer's Conveyancer to Immediataly
relsasa to the Seller the Deficlencies Holdback,

If ell of the Deficlencies ara not remadlad by the Deficlency Remedy Date, the Buyer will Instruct the Buyer's Conveyancer to only rélease from the Deficlencles
Holdback the total value of the Deflclencles that have been remedied. in this case, the Buyer may elther: .

1) agrea to extend the Deficiancy Remady Date; or

2) Instruct the Buyer's Conveyancer to relaase the balance of the Deficlancles Holdback to the Buyer for the purposes of correcting the unremedied Deficlencles
without tha Invelvemant of the Sellar and without liniting any other fights or remedles that the Buyer may have agalnst the Seller, .

Any dlspute conceming the Rems and values In the Deflclency Llst, the remedy of the Deficlencles, and the release of funds from the Deficlency Holdback wiil be
sefiled by a single arbitrator under the Arbitration Act, with the costs of arbitration belrig shared equally by the parties.

The parties io this Agreement acknowledge thetthe Real Estate Broker(s) named In this Agresment has recommended that the partles aobtaln Independent
professional advics prior to signing this document, The partlas further acknowledge that na Information provided by such Real Estate Broker(s) Is to ba
‘construsd as lsgal, tax or envirenmental advice. Lt

Each cdnditlon, ifso Indicated Is for the sole benefit of the party indicated, Unless each condition Is walved or declared
fulfilled by written notice given by the benefiting party to the other party on or before the date specifled for each
condition, this Contract will be terminated thereupon and the Deposit returnable in accordance with the Real Estate

Services Act.

|_ /74
"~ BUYER'S INITIALS ] . SELLER'S INITIALS
BC2057 REV. NOV 2021 : ’ COPVRIGHT BC REAL ESTATE ASSCQIATION

© 2021, British Columbla Real Estate Assoclatlon (BCREA"). All ights raserved. This form was developed by BCREA for the use and reproduction by BC REALTORS® and other parties autherized In
writing by BCREA, Any cther use or reproduction Is prohibited excapt with prior written consent of BCREA, This form [s not to be altzred when printing or reprodudng tha standard pra-set pertien.

BCREA bears no labilty for your use of thisform. . N
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PROPERTY ADDRESS ' »
4,. COMPLETION: The sale will be completed on June S _ 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
- June 27 ,yr. 2022 (Possesslon Date) or, subject to the following existing tenancies, if any:
VACANT POSSESSION

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
whatsoever nature will be made as of June 27 , yr. 2022 (Adjustment Date).

7. lNCLUDEDITEMS:ThePurchasePricelncl_udesanybulldings,lmprovements,ﬂxtures.appurtenancesandattachments
thereto, and all blinds, awnings, screen doors and windows, curtaln rods, tracks and valances, fixed mirrors, fixed
carpeting, electric, plumbing, heating and alr conditioning fixtures and all appurtenances and attachments thereto as .

viewed by the Buyer at the date of Inspection, INCLUDING:

All fridges, all stoves, all washers, all dryers, &ll dishwashers, all microwaves, all bar fridges, all blinds & window coverings, all
lighting fixtures (Indcor & outdoor), all bulit-in cabinetry & shelving, all bathroom mirrers, minimum 2 sets of keys, minimum 2
garage door openers andfor fobs, all manuals, 2-6-10 home warranty, survey (if avallable), all municipal permits (if avallable),
housa plans (if avaliable), accupancy permit (if avallable). )

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
reservatlons, including royaltles, contained in the original grant or contained in any other grant or disposition from
the Crown, reglstered or pending restrictive covenants and rights-of-way In favour of utilities and public authoritles,
existing tenancles 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.

11ASELLER'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 requiredto be Included in the
Buyer’'s Property Transfer Tax Return to be filed In connection with the completion of the transaction contemplated by
this Contract (and the Seller hereby consents to the Buyer Inserting such particulars on such return); (2) a declaration
regarding the Vancouver Vacancy 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 Sectlon 116 of the Income Tax
Act,

BUVER'S INITIALS ' . SELLER'S INITIALS
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11B.GST CERTIFICATE: [f the transaction contemplated by this Contract is exempt from the payment of ‘Goeds and
~ Seryices Tax (“GST"), the Seller shall execute and dellver to the Buyer on or before the Completion Date, an appropriate ’
GST exemptlon certificate to refleve the partles of thelr obligations to pay, collect and remit GST in respect of the
transaction, If the transaction contemplated by thls 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 approprlate GST
certificate In respect of the transaction. )

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

13. BUYER FINANCING: If the Buyer Is relying upon a new mortgage to finance the Purchase Price, the Buyer, while still
required to pay the Purchase Price on the Completion Date, may 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 avallable 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 reglstration, 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 Assoclation (BC Branch) (Real Property Section) standard .
undertakings (the “CBA Standard Undertakings"). ' '

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

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

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

17. PLURAL: [n 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, all of which will survive the completion of the sale,

19. PERSONAL INFORMATION: The Buyer and the Seller hereby consent to the collection, use and disclosure by the
Brokerages and by the Managing Broker(s), Assoclate 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:

e
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B. ifthe Propertyis listed on a Multiple Listing Servlce" 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 statlistics
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 Columbla Real Estate Associatlon’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 conﬂrm as follows (initial appropriate box(es) and
complete detalls as applicable):

A
INITIALS
INTIALS
. CC
INITIALS
D
INITIALS
BUYER'S INITIALS
BC2057 REV, NOV 2021

The Seller acknowledges having recelved. read and understood the BC Financial Services
Authority (BCFSA) form entitied “Disclosure of Representation in Trading Services” and hereby

conflrms that the Seller has an agency relationship wl%

who is/are licensed in relation toMirani Real Estate Advisors

“BRORERAGE

The Buyer acknowledges having received, read and understood the BCFSA form entitled
“Disclosure of Representation in Trading Services” and hereby confirms that the Buyer has an
agency relatlonshi p with Jason Scprovich

DESIGNATED AGENT(S)-

who [s/are licensed In relation to Rennie & Assoclates Realty - Jason So ‘rov!é:h

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

each consent to a dual agency relationship with :
T DESIGNATED AGENT(S)
who Is/are licensed in relation to SROREIGE—

having signed a dual agency agreement with such Deslgnated Agent(s) dated

. ifonly (A) has been completed, the Buyer acknowledges having received, read and understood

the BCFSA form “Disclosure of Risks to Unrepresented Partles” from the Seller's agent listed In (A)
and hereby confirms that the Buyer has no agency.relationship.

SELLER'S INITIALS
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. E. If only (B) has been completed, the Seller acknowledges having recelved, read and understood
the BCFSA form “Disclosure of Risks to Unrepresented Parties” from the Buyer's agent listed In
- (B) and hergby confirms that the Seller has no agency rélatlonshlp.

INITIALS

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 imitation, during the period prior to the date specified for the Buyer to either:

A. fulfill or waive the terms and conditions hereln contained; and/or
B. exercise any option(s) hereln contalned.

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 4:00 o'clock ___p.m. on
April 2 Lyr.2022 (unless withdrawn In wrlting 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 th.at they are a Canadlan citizen or a permanent resident as defined
in the Immigration and Refu'gee/;}otectlon Act:

T

F
e
€]

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 commisslon 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 commssion out of the proceeds of sale and
forward coples of the Seller's Statement of Adjustments to the Cooperating/Listing Brokerage, as requested forthwith
after Completion. . : : :

Seller's acceptance Isdated Y.

The Seller declares thelr resldency:

RESIDENT OF CANADA| NON-RESIDENT OF CANADA . as defined under the /ncome Tax Act.
NITIALS . INITIALS @

SELLER . SELLER . — SEIER .

Tha Bowra Group Ins., Recalver of 2173 Argyls Avenue ’

PRINT NAME PRINT NAME PRINT NAME

WITNESS . WITNESS WITNESS

*PREC reprasants Personal Real Estate Corporation .
Trademarks are ovned or controlled by The Canadlan Real Estate Association (CREA} and Identlfy real estata profassionals who are membars of CREA (REALTOR®) end/or the quality of services they

pravida {MLS®).
. BC2057 REV.NOV 2021
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RESIDENTIAL {cantinued) .

6. CUSTOMARY COSTS: (Section 15) In particular cfrcumstances 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 Prem{um,

- attending to execution documents - searching title, Sales Tax (If applicable).
Costs of clearing title, Including: - drafting documents. Property Transfer Tax,

- Investigating title, Land Title Reglstration fees, Goods and Services Tax (if applicable),
_-discharge fees charged by Survey Certificate (If required).

encumbrance holders, Costs of Mortgage, including:
- prepayment penalties. - mortgage company's Iawyerlnotary.

- appralsal (if applicable),

Real Estate Commisslon (plus GST). -Land Title Reglstration fees.

Goods and Services Tax (If applicable),

in addition to the above costs there maybe financial adjustments between the seiler and the buyer pursuant to
Sectlon 6 and additiona) 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 thls 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 partles 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. : )

8. RISK: (Sectlon 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 resldences. If your transaction involves: a house or other bullding under constructlon, 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 avallable, .

10, REALTOR® Code, Article 11: AREALTOR® 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 Inmediate 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 dlsposes of real estate, or If the licensee assists an assoclate 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 acqulsition or disposition of the real estate.

11. 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. ,

12. AGENCY DISCLOSURE: {Sectlon 21) All designated agents withwhom theseller 6r thebuyer has an agency relationship
should be listed. If additional space Is required, list the additional deslgnated agents on an addendum to the Contract
of Purchase and Sale,
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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 partles, If a party does not remove one or more conditions, the brokerage requires the written
agreement of both partles In order to release the deposit. If both parties do not sign the authorization to release the
deposit, then the partles will have to'apply to court for a determination of the deposit Issue.

3. .COMPLETION: (Section 4) Unless the partles are prepared to meet at the Land Title Office and exchange title
documents for the purchase price, it s, 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 theni 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 thé 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 atthe request of the conveyancer, and thatthe seller dellvers the signed
transfer documents-no [ater 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, partles’
are strongly encouraged not to schedule a Saturday completion date as it will restrict thelr access to fewer lawyers
or notarles 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 offlces 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 recelved the sale proceeds. Where residential
tenants are Involved, buyers and sellers should consult the Res/dent/al Tenancy Act.

5. TITLE: (Sectlon 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 bullding restrictions are all acceptable to your mortgage
company. In certain clrcumstances, the mortgage company could refuse to advance funds. If you as the seller are
allowing the buyér to assume your mortgage, you may stili be responsible for payment of the mortgage, unless

arrangements are made with your mortgage company.
BC2057 REV. NOV 2021 COPYRIGHT BC REAL ESTATE ASSCCIATION ’
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NOTICE TO REALTOR

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

N

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.

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

Your entitlement to commission is éubject to:

(a)  Court approval of thé sale of the subject property;

(b) .Completion of the sale in full compliance with such court approval; and
(¢) Itnotbeingan excluded sale, that being:

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

(ii)  AnOrder 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 ina
sealed bid process, and in such a case the commission shall be payable -on the
increase or [ift in price from the offer presented and that offer which is ultimately

accepted by the court, and concluded.

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

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. :

Iy
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DATE: APRIL 1, 2022

SCHEDULE “A”
(Court Approved Sale)

CONTRACT OF PURCI-.IASE AND SALERE: 2175 ARGYLE AVENUE, WEST VANCOUVER, BC _ (fhe
“Property’)

The following terms replace, modlfy and where applicable ovenide the terms of the altached 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,

mether contained hereln or otherwiss, on accepting this Contract of Purchase and Sale the parties hereto agree as
ows: . .

1.

»

All reférences to Vendor/Seller in the Contract of Purchase and Sale and In this Schedule mean The Bowra
Group Inc., as court appolnted receiver and manager of 2173 Argyle Avenue Limited Partnership, Argyle GP Ltd.
and 1104194 B.C. Ltd. (the “Recelver”), and not In [ts personal capacity, pursuent to the Recelvership Crder
pronounced on February 25, 2021 in B.C. Supreme Court Action No. H200605.

The Receiver Is not contractually or ctherwise llable to any party in any way under this Contract of Purchase and
Sale, and shall not be under any ebligation to advacate for the Court's acceptance of this Contract of Purchase
and Sale, The-only cbligation of the Recelver will be to facilitate the completion of a sale once all conditions
have been met and complled with, including Court Approval and the expiry of any appeal period, subjact to the
Recelver's discration, ’ . : :

The Buyer accapts the Property “ag s, where Is” as of ths Possesslon Date and saves the Recelver harmless
from all claims resulting from or relating to the age, fitness, condition, zoning, lawful use, envirenmentai condition
or clrcumstances and locatlon of the Praperty, 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
governments] by-laws, restrictions or orders affecting its use, Including subdivisien agreement and easements.

The Buyer acknowladges and agrees that the Recelver makes no repre,santatlons'or warranties whatsosver with
respact to the Property. The Buyer acknowledges and agrees that they have refled entirely upon thelr awn
Inspaction and Investigation with respect to quantity, quality and value of the Property.

With respect to environmental matters, and without limiting the generallty of the foregoing, the Buyer agrees that

‘they are responsible to investigate the environmental condition of the Property to thelr satisfaction and that they

ara responsible to satisfy themselves, and Is relying on thelr own Investigations to -verify that the level of
Contaminants, as herelnafter defined, on cr migrating to or from the Property Is satisfactory to the Buyer and the
envirenmental condition of the Property Is otherwise acceptable. Contaminants Includes, without limitation, any
contaminant, pollutant, underground or aboveground tenk, asbestos materials, urea formaldehyde, deleterious
substance, dangercus substance or good, hazardeus, corrosive or toxic substanca, 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 authorlty having jurisdiction over the Property.

The Recelver is not and will not be llable to the Buyer nor to anyone claiming by, .througﬁ or undeér the Buyer for
any damages, costs or expenses for damage caused to the Property by the registered owner of the Propsrty or
thelr tenants, guests, asslgns, agents or by persans unknown.

This Contract of Purchase and Sale is subject to approval by the Supreme Court of Biitish Columbla (the '

“Court"), with the real estate commission In respect of this contract of-Purchase and Sale to'be pald cnly If the
sale completes pursuant to an order of the Court in the Proceedings in a transaction that Is not an Excluded
Trensactlon 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 bsen 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 cther things, the process may contemplate that other
prospective purchasers may attend in court [n person or by agent at tha hearing of the motion to approve this
Contract of Purchase and Sale and such prospective purchasers may make competing offars which may be
approved by the court. The Recelver may be compelled to advocate that the court consider a further tender
process be undertaken, or that cther offers be accepted, in order to obtaln the highest price for the Property.
The Recelver gives no undertaking to advecate for the acceptance of this offer. To protect his interest in

M
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10,

1.

12,

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

purchasing the Property, the Buyer acknowledges and agress 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 orincreased offer to purchase the Property as the court may permilt or direct.

This Contract of Purchase and Sale may be terminated at the Recelver's sole option If at any ime prior to Court
approval the Recelver determines It Is Inadvisabls to present this Contract of Purchase and Sale to the Court for
any reason whatsoever, and In any such event the Recelver shall have no further obiigations or lfabllity to the
Buyer under this Contract of Purchase and Sale or otherwise. This condiltion is for the scle benefit of the
Recelver. . :

The Buyer acknowledges and agrees that they are purchasing title in the Propery free and clear of all’

encumbrances of the parties to the proceadings conceming the Property brought by the Recelver In the Supreme
Court of British Columbla In accordance with such vesting erder as may be made In the sald proceedings except:
subslsting conditions, provises, restrictions, exceptlons and reservations, Including royalties contalned In the
criginal grant or contalned In any other grant or dispasition from the Crown registered or pending restrictive

covenants and rights-of-way In favour of utiliies and publlc authoritles, existing tenancles, If any, and except as .

otherwise set cut hereln.

The Buyer acknowledges and agrees that time will be of the éssence hereof, and unless the balance of the cash’

payment Is pald and such formal agresment to pay the balance as may be necessary Is entered Into on or before
the Completion Dats, the Receiver may at its aption elther terminate or reaffirm this Contract, and In efther event
the amount pald by the Buyer, including without limitation the deposit will be absolutely forfeited to the Recsiver
on account of damages, and not In substitution therefore, without prejudice to the Recelver's other remedies.

No property condition disclosure statement canceming the Prapeﬁy forms part of this Contract of Purchase and
Sala whether or not such a statement is attached to It. '

15. If the Buyer falls or refuses to complete the purchase and sale hereln contemplated after all the Buyer's

conditions have been satisfied cr walved, the Deposit together with accrued interest thereon shall be forfeited to
the Recelver as liquidated damages as a genulne pre-estimate of its damages, without prejudice to any other
rights and remedies which the Recelver may have at law or In equity agalnst the Buyer. In accordance with s.
30(1)(g) and 30{2)(b) of the Real Estata Services Act, the Buyer and Recelver hersby agree to the release of the
Deposit and accrued interest thereon to the Recelver, and the Buyer hereby Instructs the party holding the.
Depostt to so release the Daposlt together with accrued intsrest thereon to the Receiver, upon written damand
from the Recelver or its counsel confirming that the Buyer has falled or refused to complets the purchase and
sale herein contemplated despite the Buyer’s condlions having besn satisfled or walved.

. All funds payable in connection with this Coritract of Purchase and Sele will be by certified cheque, bank dratft,

cash or certified Lawyer's/Notary's trust cheque, and shall be delivered by prepald courier to the solicitor acting

. Witness The Bowra Group Inc. In iis capacity as Court-

Appolnted Recalver and Manager of 2173 Argyle
Avenue Limited Partnership, Argyle GP Ltd, and
1104194 B.C. Ltd.
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DucuSlgn Envelope [D: 2078469C-DF15-491 8-9CDB-808¢65945698

PROPERTY DISCLOSURE STATEMENT  PAGE 1 of4 PAGES
RESIDENTIAL |

Date of disclosure; March 03 2028 O BCrea

Brtigh Catusiona
Reat 53210 Axsozaton

The followlng Is a statement made by the Seller cancerning the premises Iocated at:
ADDRESS: 2175 ZAxgyla Avenue West Vangouver " BC {the “Premises”)

THE SELLER IS RESPONSIBLE for the accuracy of the answers on this : THE SELLER SHOULD INITIAL /

Property Disclosure Statement and where uncertaln should reply-“Do Not THE APPROPRIATE REPLIES.
Know.” This Property Disclosure Statement-constitutes a representation ) y{

under any Contract of Purchase and Sale if so agreed, in writing, by the . YES NO ?{%g:;r S NOT
Seller and the Buyer. . . y APPLY

1.LAND ~ . | /

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

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

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

D. Isthere a survey certificate avallable? ' ] /

E. Areyou 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 Indlcate the water system(s) the Premises use:
{7J Awater provider supplies my water (e.g., lacal govgrhiment,
private udlity

{1 Not connected
Other :
B. Ifyou indicated in Z.A, that the P

(i) Doyou have a wate/v!éence for the Premises already?

_{il) Have you appli}d/for a water 'llcence and are awalting response?

C. Are you awarg/0f any problems with the water system?

D. Are recora$ available regarding the quality of the water available
(such 2€ geachemistry and bacterlological quality, water oeatiment

llatipn/maintenance records)?
y/rya

. . -

] 7(? : W 33
" BUYER'S INITIALS . SELLER'S INITIALS

BC1002 REV. NOV 2021 ! ) : - COPYRIGHT BC REAL ESTATE ASSOCIATION

@ 2021, British Columbia Reat Estzte Assotiation (‘DCREA], Al righis reserved. This form was developed by BCREA for the use and reprotiuction by BC REALTORS" and nther parties authorized In
writlng by BCREA, Any other use or reproduction i3 prohibited axcept with prios written consent of BCREA, This form is not ta be altered when printing ar reproducing the standard pro-setpostion,
BCRBA bears 1o Uability for your use of this farm.

CREAWEBForms® »



 DocuSlgn Envelops ID; 2078469C-DF 15-4916-8CDB-3CBC5594E598
¥axrch 03. 2022

PAGE 2 of 4 PAGES

DATE OF DISCLOSURE
ADDRESS: 2175 Azgyle Avenue West Vancouver BC
' VES NO 'DONOT | DOESNO
2, SERVICES (continued) ) KNOW . APP

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

/

F. Indicate the sanitary sewer system the Premises are connected to:

[ Municlpal [J Community [ Septic
£] Lagoon {C] Not Connected :
Other.

7~

G. Are you aware of any prablems with the sanitary sewer system?

H. Are there any current sérvice contracts; (Le., septic removal or
maintenance)?

I: Ifthe system is septic or lagoon and installed after’ May 31, 2005,
are maintenance records avallable?

3.BUILDING

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

B. Tothe best of your knowl_edge,_ Is the cefling Insulated?

V4

any asbestos products?

C. To the best of your knowledge, have the Premises ever contalny

D. Has a final bullding Inspection been approved or a final accypancy
permit been obtained? :

" E. Has the fireplace, fireplace insert, or wood stove Instajjtion been
appf'oved: .
{n [ by local authoritles?
() [J received WETT certificate?

F. Areycu aware of any infestation or unreppired damage by Insects,
rodents or bats? : . -

G. Areyou aware of any structural p?béms with any of the buildings?

H. Are you aware of any additions/r alterations made in the last
60 days? d

I. Areyou aware of any adgitions of alterations made without a
required permit and f)fal inspection; e.g., bullding, electrical,
gas, etc.? ' :

J. Areyouaware

K. Are you ayare of any molsture and/ar water problems in the walls,
basemght or crawl space?

L A}g/ﬁu aware of any damage due to wind, fire-or water?
-l

V4

BUYER'S INITIALS
BCAGD2 REY, NOV 2021

© 2021, Bristsh Columbla Real Estate Assaclation ("BCREA"). Al rights raserved. This form was developed by BCREA for the use and ruproduction by BC REALTORS® and other parties suthorized in
writing Ly BCREA. Any ather tse or reprotuction [s prohiblied extept with prior writien consent of BCREA, This form s not to be altered when printing or repreducing the standard pre-sat partion,

BCREA bears no Hakility for your use of this form,

r—m

kb

SELLER'S INITIALS

CORYRIGHT BC REAL ESTATE ASSOCIATION
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DacuStgn Envelope ID: 2078468C-DF16-4018-8COB-3G8C5594E508 .
March 03 2022 : : PAGE'3 of 4 PAGES
DATE OF DISCLOSURE '
ADDRESS: 2175 Argyle Avenue West Vancouver BQ

3. BUILDING (continued) | ves NO DONOT | DOESNO
. KNOW APP

M. Are you aware of any roof leakage or unrepalred roof-damage? ' '
(Age of roof if known; years)

N. Are you awate of any problems with the electrical or gas system?- ) //

0. Are you aware of any problems-with the plumblng system? . . /

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

Q. Do the Premisés contaln unauthorized accommodation? . /

R. Are there any equipment [eases‘or service contracts; e.g., securlty ) g
. systems, water purification, etc? . /
S. Were these Premises canstructed by an *owner builder,” as defined / /-

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 the
~Homeowner Protection Ac®? /
U. .1s there a current “EnerGuide for Houses" rating number avallable for,
these premises?
(i) fyes, whatlis the rating number?:
{i) When was the energy assessment report prepared?
(DD/MM/YYYY)

V. Have the Premises been tested for radon?
(I} Ifyes, when was the most recent test completeg/and what was

- the most recent level of radon. detected?
level: [ Bag/m3or[]pClfon

W. Is there a radon mitigation system oy({e Premises?

(@) \Fyes, are yau aware of any preblems or deficiencies with the
radon mitigation system?

4, GENERAL

A. Areyou aware ifthe Bremises have been used to grow cannabis
{other than as perpitted by law) or to manufacture illegal
substances? : . :

y /i .
oan| | ~ - (a

BUYER'S INITIALS , SELLER'S INITIALS
: COPYRIGHT HC REAL ESTATE ASSOTIATION

BC1002 REV, NOV 2021
© 2021, Britlsh Columbla Real Estata Asscclation (‘BCREA’). Al rights reservad. This form was daveloppd Ly BCREA for tho use and roproducdon by BE REALTORS® and other parues autharized In
writing by BCREA. Any other use or reproduction is prohiblted except vith prior wriiten consent of BCREA, This farni s nat to be aitered wihen printing or reproducing the standard pra-set partion,

BCREA bioars no Uabiiy for your use of tils form.
cwv&w%
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DocuSigh Envelope ID: 2078469C-DF15-4918-3CDB-3C8CE594E598

March 03 2022 PAGE 4 of 4 PAGES
DATE OF DISCLOSURE' |
ADDRESS: 2175 Aargyle Avenue West Vancouver BC
. . DONOT | DOESN
4. GENI%RAL (continued) | : YES NO KNOW 1
B. Are you aware of any latent defect in respect of the Premises? ) ) A
For the purposes of this question, "latent defect” means a defect that : /

cannot be discerned through a reasonoble Inspection of the Premises * | . ,

that renders the Premises: (a) dangerous or potentially dongerous to /
“eccupants; or (b) unfit for habitation.

C. Areyou aware if the property, of-any portion of the property, is :
designated or propdsed for deslgnatlan as a "heritage site" or '

* of “herltage value’under the:Herltage Conservation Act or under d
municipal legislation? /

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 kriown ta the Seller will be disclosed by the Seller to the
‘Buyer prior to closing, The Seller acknowledges and agrees that a copy of thjs Property Disclasure Statement may be
given to a prospective Buyer. .

SELLER(S) -‘;mn- BoCo L3, INL. KA, ATIOAXTS SELLER(S’ SELLER(S)

PLEASE READ THE INFORMATION PAGE BEFORE SIGNING.

The fauyer acknowledges that the Buyer has received, read and understood a signed copy of this Property Disclosure
Statement from the Séller or the Seller's brokerage on the 1 dayof April yr__2022

The prudent Buyer will use this Property Disclosure Statement as the starting point for the Buyer's own inquiries.
The Buyer is urged to carefizlly inspect the Premiges and, if desired, to have the Premises inspected by alicensed
Inspection service of the Buyer's cholce. . '

BUYER(S) BUYER(S) a——————— BiJYER(S)

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

. N
APREC represents Porsona! Real Estate Corporatfan
Trademarks zre owned or consrolted by The Canadian Reat Estale Assodadon (CREA) and idantify real estate professionals who are mombers of CREA (REALTOR?} andior the quality of services they
provide (MLS®).
"BC1002 REV, NOV 2021 COPYRIGHT BC REAL ESTATE ASSOCIATION

© 2021, British Columbia Reat Estata Associatton ("BCREA"), All lghts reserved. This farm wes devaloged by BCREA far (he use and reproduction by BC REALTORS* and other. paaies authorized in
writing by BCREA, Any other use or repraduction s prohibited except wiith prior written consent of BGREA, Thia form 1s not to be altered when printing or repraduting the standard pre-set portion.
BCREA haars no lablilty for your use of this form, ) . .

CREAWEBI’OM\!‘@
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DocuSign Envelops [; 2078469C-DF16-4918-6CDB SCCHER4ES98
INFORMATION ABOUT THE PROPERTY DISCLOSURE STATEMENT
RESIDENTIAL

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

D NT -

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 pratect 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
notapply” 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 Informatlon If the seller
was a potentlal 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 ‘consldered, keeplng In mind that the seller's knowledge of the premises may be incomplete. Addltlonal‘

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 repalting 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
Statemnent. 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, [t may not be posslble 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, Itls recommended that the seller complete the
Property Disclosure Statement In the seller’s own writing to avoid any misunderstanding.

4. Ifany party'to the transaction does not understand the English language, consider obtaining competent translation
,  assistance to avold any misunderstanding.

BCI1002 REV, NOV 2021 /z% . COPYRIGHT BC REAL ESTATE ASSOCIATION

© 2021, British Columbla Real Estata Assodation rBCR reserved. This form was developed by BCREA for the use and reproduction by BC REALTORS® and ather partles autharized In

wirling by BCREA, Any other use or reproduction is prch!blmd except with prior written consent of BCREA. This !orm Is not to be altered whan printing or reproducing the stzndard pra-set portion.
BCREA bears no (lablitty fer your use af this form.
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TITLE SEARCH PRINT
Flle Reference: 50860-0006
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2021-04-28, 13:10:58
Requestor: Hana Holbrook

*CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN**

Title Issued Under

Land Title District
- Land Title Office

Title Number
[From Title Number '

" Application Received
Application Entered

Registered Owner in Fee Simple

Registered Owner/Malling Address:

Taxation Authority

Description of Land
Paréel Identifier:
Legal Description:

STRATA PROPERTY ACT (Section 249)

VANCOUVER
VANCOUVER

CAB935526
CAB071793

2021-04-21

2021-04-28

1104194 B.C. LTD., INC.NO. BC1104194
100 2240 CHIPPENDALE RD

WEST VANCOUVER, BC

V7S 3J5

West Vancouver, The Cerporation of the District of

031-367-461

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

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

Registered Owner: CANADIAN WESTERN'BANK
Remarks: _

INTER ALIA

Title Number: CA8935526 Page 10of 3

! ) /%ESEARCH PRINT
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TITLE SEARCH PRINT '2021-04-28, 13:10:58
File Reference: 50860-0006 , ‘Requestor; Hana Holbroeok

Nature: ASSIGNMENT OF RENTS
Registration Number: CAB6071813 .
Registration Date and Time: 2017-06-15 15:40
Registered Owner: CANADIAN WESTERN BANK

. Remarks: INTER ALIA
Nature: COVENANT
Registration Number: CA7628594
Registration Date and Time: 2019-07-17 16:25
Registered Owner: THE CORPORATION OF THE DISTRICT OF WEST VANCOUVER
Remarks: INTER-ALIA
Nature: PRIORITY AGREEMENT
Registration Number: CA7628595
Reglstration Date and Time: 2019-07-17 15:25
Remarks: INTER ALIA .

GRANTING CA7628594 PRIORITY OVER CA6071 812
Nature: ’ PRIORITY AGREEMENT
Registration Number: CA7628596
Registration Date and Time' 2019-07-17 15:25
Remarks INTER ALIA ,
GRANTING CA7628594 PRIORITY OVER CA8071813
Nature: CLAIM OF BUILDERS LIEN
Registration Number: WX2152487
Registration Date and Time: 2020-08-17 10:20
Registered Owner: ILIR VUKAJ
. . DOING BUSINESS AS ADVANCED EURO PAVING

Remarks: INTER ALIA
Nature:  CLAIM OF BUILDERS LIEN
Registration Number: CA8515403
Reglstration Date and Time: 2020-10-23 11:49 -
Reglstered Owner: PF MECHANICAL LTD.

INCORPORATION NO. BC1063604

Remarks: INTER ALIA
Nature: CLAIM OF BUILDERS LIEN
Registration Number: CA8531854
Registration Date and Time: 2020-10-29 13:38
Registered Owner: - - TORR ELECTRIC LTD.
INCORPORATION NO. BC0958943
Remarks: INTER ALIA
Title Number: CAB935526 TLE SEARCH PRINT _Page2of3



TITLE SEARCH PRINT

Flle Reference: 50860-0006
Nature:
Registration Number: .
Reglstration Date and Time:
Registered Owner:

Remarks:

Nature:

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

Duplicate Indefeasible Title
Transfers

Pending Applications

Titte Number: CA8935526

vy

28

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

CLAIM OF BUILDERS LIEN

CA8601807 :

2020-11-27 10:18 ,

ASCENT DRYWALL AND COATINGS LTD.
INCORPORATION NO. BC1113942

INTER ALIA

CLAIM OF BUILDERS LIEN
CA8683352

2021-01-05 10:22

W.S. FIRE PROTECTION LTD.
INTER ALIA

NONE OUTSTANDING
NONE

NONE

K

. TITLE SEARCH PRINT " Page3of3



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 » CAB071813
Priority Agreement Granting CA7628594 priority over CA6071812 CA7628595
Priority Agreement Granting CA7628594 priority over CA6071813 CA7628596
Claim of Builders Lien | llir Vukaj dba Advanced Euro Paving WX2152487
Claim of Builders Lien PF Mechanical Lid. .| CAB515403
Claim of Builders Lien Torr Electric Ltd.- ‘CA8531854
Claim of Builders Lien Ascent Drywall And Coatings Lid. CA8601907
Certificate of Pending Canadian Western Bank CA9095219
Litigation )

together with any other charges, liens, encuﬁbrances, caveats, or certificates of pending
litigation, registered against the Lands and Premises subsequent to the Petitioner's Cettificate of

Pending Litigation.

11471870.1

29



Appendix “C” .

Enumerated Encumbrances to Remain

30

Registration

114718701

Nature of Charge Holder of Charge
No.
Covenant The Corporation Of The District Of West Vancouver | CA7628594



