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DISCLAIMER

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

This Disclosure Statement relates to a development property that is not yet completed. Please
refer to Section 7.2 for information on the purchase agreement. That information has been drawn
to the attention of (Purchaser's Name), who has confirmed that

fact by initialing th ided here:

act by initialing the space provided here Purchaser's
I/we the undersigned hereby acknowledge that I/we have received a Initials:
true copy of the Disclosure Statement dated 2021

pertaining to proposed Subdivision Lot of the above-described

property and have been afforded the opportunity to read same.

Executed by the Purchaser(s) at , BC this day of ,2021.

Purchaser: Print name here:

Sign name here:

GENERAL/70629.019/10492388.3



-2

RIGHT OF RESCISSION

Under section 21 of the Real Estate Development Marketing Act (the “Act”), the purchaser or lessee
of a development unit may rescind (cancel) the contract of purchase and sale or contract to lease by
serving written notice on the developer or the developer's brokerage, within 7 days after the later of
the date the contract was entered into or the date the purchaser or lessee received a copy of the
Disclosure Statement.

A purchaser may serve a notice of rescission by delivering a signed copy of the notice in person or
by registered mail to:

(a) the developer at the address shown in the disclosure statement received by the
purchaser;

(b) the developer at the address shown in the purchaser's purchase agreement;

(c) the developer's brokerage, if any, at the address shown in the disclosure statement

received by the purchaser; or

(d) the developer's brokerage, if any, at the address shown in the purchaser's purchase
agreement.

The developer must promptly place purchasers' deposits with a brokerage, lawyer or notary public
who must place the deposits in a trust account in a savings institution in British Columbia. If a
purchaser rescinds their purchase agreement in accordance with the Act and regulations, the
developer or the developer's trustee must promptly return the deposit to the purchaser.

RESCISSION RIGHTS PURSUANT TO POLICY STATEMENT 6

Real Estate Development Marketing Act — Policy Statement 6. 1f the Developer has not obtained a
satisfactory financing commitment, the developer may market the development units, but only
complying with the following terms and conditions:

(a) the estimated date for obtaining a satisfactory financing commitment, as disclosed in the
disclosure statement, is 12 months or less from the date the developer filed the disclosure
statement with the superintendent;

b) the developer markets the proposed development units under the disclosure statement for a
period of no more than 12 months from the date the disclosure statement was filed with the
superintendent, unless an amendment to the disclosure statement that sets out particulars of
a satisfactory financing commitment is filed with the superintendent during that period.
The developer must also either:

(i) prior to the expiry of the 12 month period, file with the superintendent an amendment
to the disclosure statement that sets out particulars of a satisfactory financing
commitment; or

(ii) upon the expiry of the 12 month period, immediately cease marketing the development
and confirm in a written undertaking to the superintendent that all marketing of the
development has ceased and will not resume until after the necessary amendment has
been filed, failing which a cease marketing or other order may be issued by the
superintendent to the developer without further notice.
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Additionally, the developer must provide written notice without delay to the superintendent
if, during the 12 month period, all units in the development property being marketed under
this Policy Statement are sold or the Developer has decided not to proceed with the
development.

(c) Any purchase agreement used by the developer, with respect to any development unit offered
for sale or lease before the purchaser's receipt of an amendment to the disclosure statement that
sets out particulars of a satisfactory financing commitment, contains the following terms:

(i) if an amendment to the disclosure statement that sets out particulars of a satisfactory
financing commitment is not received by the purchaser within 12 months after the
initial disclosure statement was filed, the purchase may at his or her option cancel the
purchase agreement at any time after the end of that 12 month period until the required
amendment is received by the purchaser;

(ii) the amount of the deposit to be paid by a purchaser who has not yet received an
amendment to the disclosure statement that sets out particulars of a satisfactory

financing commitment is no more than 10% of the purchase price; and

(iii) all deposits paid by a purchaser, including interest earned if applicable, will be
returned promptly to the purchaser upon notice of cancellation from the purchaser.
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ARBUTUS RIDGE AT KING EDWARD BAY (PHASE 3)

DISCLOSURE STATEMENT

THE DEVELOPER
The Developer

KEB II Limited Partnership (the “Developer”) is a British Columbia limited partnership,
formed on April 12, 2016 under limited partnership number LP686114.

1071262 B.C. Ltd. (the “Trustee”) is the registered owner holding title to the
development property as bare trustee pursuant to an agreement made between the Trustee
and the Developer. The Trustee was incorporated on April 8, 2016 under the laws of the
Province of British Columbia under incorporation number BC1071262.

Purpose and Assets

The Developer was created for the sole purpose of developing Arbutus Ridge At King
Edward Bay (the “Development”) and has no other assets other than those related to the
Development. The Trustee was created for the sole purpose of developing the
Development described herein and has no other assets other than those related to the
Development.

Registered and Records Office Address

Both the Developer and the Trustee’s registered and records office address is:

1200-925 West Georgia Street
Vancouver, BC
V6C 3L2

General Partner

The general partner of the Developer is:

Name: KEB II (GP) Ltd. (the “General Partner”)
Address: 1200-925 West Georgia Street

Vancouver, BC

Vo6C 3L2

The sole director of the General Partner is:

Name: David Todd Beckow (the "Director")
Address: 1200-925 West Georgia Street
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Vancouver, BC
V6C 3L2

The sole director of the Trustee is:

Name: David Todd Beckow

Address: 1200-925 West Georgia Street
Vancouver, BC
V6C 3L2

David Todd Beckow is the only person required to sign this Disclosure Statement as
required by section 14 of the Real Estate Development Marketing Act of British
Columbia and section 9 of the regulations passed thereunder.

1.5  Background and Conflicts of Interest

Pursuant to Policy Statement 15 issued by the British Columbia Superintendent of Real
Estate (the “Superintendent”) a ‘principal holder’ is defined to mean any person holding
directly or indirectly more than 10% of any class of voting securities of the issuer of
those securities.

(a) The Developer, the Trustee, and the General Partner were created for the sole
purpose of the Development. The Director is the sole director and the
president/secretary of each of the Developer, the Trustee and the General Partner.

The Director was involved in the development of phase 1 and phase 2 of the
Development and has more than ten years previous experience as a developer in a
variety of projects that include land assembly, acquisition, financing, permitting
and divestiture.

(b) To the best of the Developer's knowledge, neither the Developer, the Trustee, nor
the General Partner, nor any principal holder of the Developer, nor any director or
officer of the Developer or principal holder, within the ten years before the date of
the Developer's Declaration attached to this Disclosure Statement, has been
subject to any penalties or sanctions imposed by a court or regulatory authority
relating to the sale, lease, promotion, or management of real estate or securities,
or to lending money secured by a mortgage of land, or to arranging, administering
or dealing in mortgages of land, or to theft or fraud.

() To the best of the Developer's knowledge, neither the Developer, the Trustee nor
the General Partner, nor any principal holder of the Developer, nor any director or
officer of the Developer or principal holder, within the five years before the date
of the Developer's Declaration attached to this Disclosure Statement, has been
declared bankrupt or made a voluntary assignment in bankruptcy, made a
proposal under any legislation relating to bankruptcy or insolvency or has been
subject to or instituted any proceedings, arrangement, or compromise with
creditors or had a receiver, receiver-manager or trustee appointed to hold the
assets of that person referred to herein.
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To the best of the Developer's knowledge, neither the Developer, the Trustee nor
the General Partner, nor any principal holder of the Developer, nor any director or
officer of the Developer or principal holder, within the five years prior to the date
of the Developer's Declaration attached to this Disclosure Statement, has been a
general partner, director, officer or principal holder of any other developer that,
while that person was acting in that capacity:

1) was subject to any penalties or sanctions imposed by a court or regulatory
authority relating to the sale, lease, promotion, or management of real
estate or securities, or to lending money secured by a mortgage of land, or
to arranging, administering or dealing in mortgages of land, or to theft or
fraud, and describe any penalties or sanctions imposed, or

(i)  was declared bankrupt or made a voluntary assignment in bankruptcy,
made a proposal under any legislation relating to bankruptcy or insolvency
or been subject to or instituted any proceedings, arrangement or
compromise with creditors or had a receiver, receiver-manager or trustee
appointed to hold its assets.

There are no existing or potential conflicts of interest among the Developer, the
Trustee, the General Partner, any principal holder of the Developer and manager,
any director or officer of the principal holder, or any person providing goods and
services to the Developer, manager or holder of the development units in
connection with the Development which could reasonably be expected to affect
the purchaser's purchase decision.

GENERAL DESCRIPTION

General Description of the Development

The subdivision referred to in the 3™ PLR (defined below) contains bare land subdivision
lots being offered for sale pursuant to this Disclosure Statement and will form the third
phase of the Development (“Phase 3”). The Development is a subdivision by way of
three or more separate Preliminary Layout Review letters issued by the Bowen Island
Municipality (the “Municipality”) of a lot originally legally described as:

(a) Parcel Identifier: 015-940-837
District Lot 1545, Group 1, New Westminster District except portions in
explanatory Plan 3489, Plan 13464, Plan BCP33065
(the “Original Lot”)

This Disclosure Statement applies only to the marketing of Phase 3. Any and all
previous Disclosure Statements and amendments or revisions as described or
relating to Phase 1 and Phase 2 have no applicability and are not relevant to Phase
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3, and should not be taken into account or relied on in any way by a purchaser or
prospective purchaser of any of the Lots in Phase 3.

Preliminary Layout Review

A. On January 17, 2018, the Developer obtained the first Preliminary Layout Review
(“1%* PLR”) from the approving officer of the Municipality to subdivide the
Original Lot to create the following six separate lots:

(a) Lots 1 and 2 Plan EPP76340 —single-family residential bare land lots;

(b) Lot 3 Plan EPP76340 — zoned for future development as a “Cottage
Residential Development”;

(c) Lot 4 Plan EPP76340 — transferred to the Municipality as a natural area;

(d) Park, Plan EPP76340 — transferred to the Municipality and developed as a
neighbourhood park; and

(e) Remainder parcel EPP76340 (the “First Remainder Parcel”).

The subdivision set out in the 1% PLR (“Phase 1”) was filed on December 12,
2018.

B. On November 7, 2019, the Developer obtained a second Preliminary Layout
Review, which was further revised on February 12, 2020 (together, the “2n
PLR”), from the approving officer of the Municipality to subdivide the First
Remainder Parcel to create the following 12 separate lots:

(a) Lots 1 through 9 Plan EPP103838 — single-family residential lots;

(b) Lot 10, Plan EPP103838

(c¢) Lot 11, Plan EPP103838 — transferred to the Municipality for open space, trail
and utility uses; and

(d) Remainder parcel DL 1545, Plan EPP103838 (the “Second Remainder
Parcel”).

The subdivision set out in the 2" PLR (“Phase 2”) was filed on November 5,
2020.

C. On May 4, 2021, the Developer obtained a third Preliminary Layout Review (the
“3rd PLR”), from the approving officer of the Municipality to subdivide the
Second Remainder Parcel to create 12 separate lots, to be described as:

(a) Lots 1 through 9 Plan EPP (TBD) (the “Residential Lots™);

(b) Lot 10 Plan EPP (TBD), for use as a shared septic system for
proposed lots 2, 3, and 5 (the “Septic Field Lot”)
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(c) Lot 11 Plan EPP (TBD), for use as a public open space and natural
area and trail use to be deeded to the Municipality upon subdivision of the
Lands (the “Public Space Lot”); and

(d)  Remainder parcel EPP (TBD), which the Developer intends to
develop by way of further subdivision at some future date (the “Third
Remainder Parcel”, which together with the Residential Lots, the Septic
Field Lot and the Public Space Lot are collectively, the “Phase 3 Lots”).

Physical Description of the Development

The Phase 3 Lots are located along proposed roads ‘B’ and ‘F’. The Residential Lots will
each be issued separate municipal addresses after the filing of the final subdivision plan
for Phase 3. '

A total number of nine (9) lots being the Residential Lots defined above are being
marketed by the Developer pursuant to this Disclosure Statement. The Public Space Lot
and the Third Remainder Parcel are not being marketed by the Developer at this time.
Each of proposed Residential Lots 2, 3, and 5 will include an undivided 1/3 interest in the
Septic Field Lot and any improvements thereon.

The Phase 3 Lots will be registered in the name of the Developer following the filing of
the final subdivision plan. The Developer will transfer title of the Residential Lots sold to

respective purchasers at the closing of such purchases.

Roads and Access

The development of Phase 3 will include the dedication of new road ‘B’, which will
connect the Residential Lots to Joan Audrey Lane (formerly King Edward Bay Road) and
to dedicated new road ‘F’, which will extend and provide access to the Third Remainder
Parcel, all as shown approximately on the Proposed Subdivision Plan (defined below).

The new roads will be constructed to municipal standards in accordance with engineering
drawings and specifications approved by the Municipality. Proposed Lot 5 will also be
subject to a statutory right of way in favour of the Municipality for the purpose of
Municipal access from proposed new road “F” to the Public Space Lot for the purposes
of maintenance and emergency access.

Trail System

The development of the Phase 3 Lots includes additions to an extensive public trail
system on Bowen Island (the “Trail System™), which will, (inter alia), provide public
access to the look-out area on the Public Space Lot. The trails within Phase 3 will be
constructed by the Developer in accordance with the standards stipulated by the
Municipality.
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Specifically, Statutory Rights of Way ("SRW’s") may be registered against title to
proposed Residential Lots 7, 8, 9 and the Septic Field Lot to accommodate and to provide
for access for the purpose of construction of a trail running from the terminus of Road
"F" to the southern boundary of the Development, then westward to join with the trails on
the Public Space Lot. A trail for the use of the general public may be built along such
SRW’s, either before or after any of the affected Residential Lots is transferred to a
purchaser.

Lavout, Dimension, and Location of the Development

All of the Residential Lots offered for sale by the Developer pursuant to this Disclosure
Statement will each be issued separate municipal addresses after the filing of the final
subdivision plans.

The proposed layout of the Development and the approximate areas and location of the
Phase 3 Lots are set out in the subdivision sketch plan attached as Exhibit A-1 to this
Disclosure Statement (the “Proposed Subdivision Plan™).

The final dimensions and locations of the Residential Lots are expected to be
substantially the same as the attached Proposed Subdivision Plan; however, the
Developer reserves the right to make modifications to the Proposed Subdivision Plan,
whether as required by the Municipality or otherwise, prior to submitting the final
subdivision plan for registration in the New Westminster Land Titles Office. Purchasers
are specifically advised that while the Proposed Subdivision Plan has been approved by
the Municipality, the final plan of subdivision, location of lot lines and lot areas will be
surveyed, and may vary from the Proposed Subdivision Plan.

Permitted Use

The Development is zoned CD18 Zone — Comprehensive Development 18 — Arbutus
Ridge; the uses contemplated in this Development are those permitted by the
Municipality’s Arbutus Ridge Bylaw No. 344, 2013 attached hereto as Exhibit B. The
Developer intends to make application to the Municipality to change the wording of the
said zoning Bylaw as it applies to any Residential Lot which, as surveyed and registered
by the Subdivision Plan, is more than 0.36 Hectares in area; prospective purchasers are
cautioned that this application may be rejected by the Municipality, and that its approval
is not assured. If successful, the owners of such Residential Lots will be eligible to build
a secondary carriage house dwelling thereon, subject to the Bylaw stipulations and
restrictions.

Save as aforesaid, the Residential Lots are intended for single-family residential use only,
with one detached dwelling permitted on each lot. There are no other restrictions on the
use of the Residential Lots except as imposed under zoning and other bylaws applicable
to the Development, any conditions imposed by the approving officer to the Proposed
Subdivision Plan and otherwise pursuant to any charges registered or to be registered
against title to the Lands.
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Prospective purchasers should obtain further information about the zoning requirements
and permissible uses of the Residential Lots by contacting the Municipality or viewing
the applicable bylaws on the Municipality’s website at the following links:

http://www.bowenislandmunicipality.ca/bylaws
http://www.bowenislandmunicipality.ca/property-development,

or by contacting the Bowen Island Municipal Hall at 981 Artisan Lane, Bowen Island,
B.C., VON 1G2, telephone number (604) 947-4255, and email address: bim@bimbc.ca.

Building Construction

The Residential Lots will be subject to a statutory building scheme (the “Building
Scheme”) which will be registered against title to each of the Residential Lots. A copy of
the proposed terms of the Building Scheme is attached as Exhibit C to this Disclosure
Statement. Purchasers are cautioned that the terms of the Building Scheme may alter
prior to registration of the subdivision, at the request of the Municipality.

Construction of any improvement, including a residential dwelling, on any of the
Residential Lots is prohibited until the Municipality has received written confirmation
from the designated design review consultant that the proposed construction plan is in
accordance with the said design guidelines and the Municipality has issued a building
permit, Purchasers should contact the Municipality to familiarize themselves with the
legal requirements and conditions for building permits under the applicable Municipality
bylaws and to satisfy themselves regarding the size of the improvements, setbacks and
site coverage permitted on a particular Residential Lot. Each purchaser will be
responsible for applying for approval of design in conformance with the Building Scheme
as well as obtaining a building permit. A fee of $3,500.00 will be payable by each
Purchaser on the Completion of the sale, as hereinafter defined, constituting a pre-paid
non-refundable fee for the review by the designated dcsign review consultant of the
proposed construction plan for conformance with the applicable design guidelines and the
Building Scheme,

Seasonal restrictions on construction and all tree cutting may be imposed by the
Municipality for the protection of the environment.

SERVICING INFORMATION
Utilities and Services
(a) Water

The Development is within the King Edward Bay Water System/Local Service Area (the
“KEB LSA”).

The potable water system construction shall be based on plans and specifications
approved by the Municipality.

GENERAL/70629.019/10492388.3



-8-

The Developer will be responsible for providing water access and hookups to the lot lines
of each Residential Lot. Each purchaser will be responsible for obtaining permits and
installing the water system on any lot purchased from the hookup to be provided at the lot
line. The water connection fee charged by Municipality is currently $1,500.00, which is
required to be paid prior to the issue of a building permit.

The King Edward Bay Water System is owned and operated by the Municipality. A
Local Area Committee (LAC) comprised of residents that own property within the KEB
LSA, will be working alongside of Municipal staff. Water rates are determined by the
Municipality through consultation with the LAC. Fees are paid by the property owners
annually and summer water usage is monitored and billed out according to a stepped
volumetric based fee structure.

While there is no bylaw requirement, the Municipality encourages rainwater capture as a
supplementary non-potable irrigation water supply, and the same is therefore included in
the requirements under the Building Scheme.

(b) Electricity

BC Hydro has a main distribution line along Windjammer Road and Joan Audrey Lane.
The Developer will provide electrical service ducting from the said main distribution line
to the lot lines of each Residential Lot, to permit the installation of underground power
lines on road ‘B’ and road ‘F’ as shown on the Proposed Subdivision Plans. Permits and
installation costs on each lot are the responsibilities of the purchaser.

The Developer will grant the necessary statutory rights-of-way in favour of BC Hydro
along or under new roads ‘B’ and ‘F” for the purposes of installation and maintenance of
the underground ducts, wires and overall electrical infrastructure. These will be registered
as required at the time of subdivision.

Hookup fees may be required by BC Hydro.
(c) Sewerage

Residential Lots 1, 4 and 6 to 9 will be serviced by septic systems located on the
individual Residential Lots, in accordance with the requirements of the Vancouver
Coastal Health Authority (the “VCHA”), and will be designed and installed, and
approvals are to be obtained by, the purchaser. Residential Lots 1, 4, and 6 to 9 will be
subject to a covenant in favour of the Municipality, which will identify the location of the
septic field area within the lot and will restrict any disturbance or building on such
locations.

Proposed Lots 2, 3, and 5 will be serviced by a common septic field installed by the
Developer, contained on the Septic Field Lot shown as Lot 10 on the Proposed
Subdivision Plan. All sewage disposal system designs will be to the satisfaction of the
VCHA and will be required to conform to all applicable Municipal and Regulatory
requirements applicable thereto.
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Residential Lots 3 to 9 inclusive will be subject to easements to permit the installation,
operation and maintenance of sewer pipes for the carriage of domestic sewage from
proposed Lots 2, 3 and 5 to the Septic Field Lot; such easements will, (inter alia),
prohibit construction of improvements on or in the area reserved by the easement. The
approximate locations of these easements is set out on the plan attached hereto as Exhibit
A-2, though the final location will be surveyed and is therefore subject to change.

It is anticipated that the owners of proposed Lots 2, 3, and 5 will have shared ownership
of the Septic Field Lot and improvements as tenants in common, each as to an undivided
1/3 interest. These lots will also be subject to a covenant to share the cost and
responsibility of the maintenance, upkeep and operation of the Septic Field Lot and the
sewerage easements referred to above,

The Municipality may allow relocation of the septic field area within a lot, if an
alternative septic field location can be found to meet the satisfaction of both the
Municipality and the VCHA.

(d) Natural gas

Not applicable.

(e) Fire protection

The Fire Chief of Bowen Island has recommended that fire suppression sprinkler systems
be installed in all new homes on the Residential Lots.

Fire hydrants will be installed in compliance with the drawings and specifications
approved by the Municipality.

The closest municipal fire hall is located 4km from the Development.
6 Telephone

The Developer will work with the service providers to provide telecommunication and
internet services, and shall provide access to such services to purchasers at the lot line. A
hook-up fee may be charged to the purchaser by such service providers.

(g) Access

Access to the Phase 3 Lots is via Joan Audrey Lane and proposed new road ‘B’ and the
extension to road ‘F’ as shown on the Proposed Subdivision Plan attached as Exhibit
A-2.

Driveway Access Permits are required to grant access to each of the Residential Lots
from the roadways. No driveway access shall be constructed in a manner that allows the

runoff of storm water onto the municipal roadway.

4. TITLE AND LEGAL MATTERS
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Legal Description

(a) Parcel Identifier: 015-940-837
District Lot 1545 Group 1 New Westminster District Except Portions in
Explanatory Plan 3489, Plan 13464, Plans BCP33065, EPP76340 and EPP103838

(the “Lands™)
Ownership

The registered owner of the Lands is 1071262 B.C. Ltd. as bare trustee on behalf of the
Developer as the beneficial owner.

Existing Encumbrances and Legal Notations
The Lands arc subject to the following legal notations, charges and encumbrances:

Legal Notations

(a) This Title May Be Affected By A Permit Under Part 26 Of The Local
Government Act, See BB582562;

(b) Notice of Interest, Builders Lien Act (S.3(2)) see CA 5490279
Filed 2016-09-08;

(c) Mineral Rights Forfeited And Vested In The Crown In The Right Of The
Province Of British Columbia, See DF K15730 12/03/1982 @ 13:41;

Charges, Liens and Interests

(d) Statutory Right of Way BB394450;

(e) Statutory Right of Way BB394451;

6] Statutory Right of Way BB130183; and
t) Covenant CA6369243.

Copies of these encumbrances and charges are available from the Developer or its
solicitor for inspection by any prospective purchaser.

Proposed Encumbrances

The Developer anticipates registration of the following encumbrances or charges against
title to some or all of the Phase 3 Lots at or after subdivision:

(a) statutory right of way for the purpose of a trail over the Septic Field Lot;
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(b) statutory right of way for a future water line that may be constructed along
the Septic Field Lot between road ‘F’ and the southern boundary of the
Septic Field Lot in favour of the Municipality;

(c) statutory right of way in favour of the Municipality from the terminus of
Road F, across proposed Lot 5 to connect to the trail system for
maintenance and emergency access purposes;

(d) Statutory Right of Way over proposed Lots 7, 8 and 9 for the construction
of a recreational trail extending from the Septic Field Lot to the trail
system on proposed Lot 11 (NOTE that this SRW might not be registered
if the Municipality is successful in requiring this portion of the trail to be
built on the adjacent property);

(e) easements over proposed Lots 3 - 9 inclusive for the installation,
maintenance, operation, replacement and use of a forcemain sewerage
system and to provide access to the Septic Field Lot septic system;

(f) covenants pursuant to section 219 of the Land Title Act in favour of the
Municipality on proposed Lots 1, 4, 6, 7, 8 and 9 identifying the locations
of the individual septic field areas and prohibiting construction of any
buildings or structures on such areas;

(g) covenant pursuant to section 219 of the Land Title Act in favour of the
Municipality on proposed Lot 10 (the Septic Field Lot) prohibiting
construction thereon and reserving the Septic Field Lot for use solely as a
septic field for the benefit of proposed Lots 2, 3 and 5;

(h) a covenant pursuant to section 219 of the Land Title Act to be registered
on proposed Lots 2, 3 and 5 setting out the obligations to contribute to the
maintenance of the sewer lines and septic field installed on the Septic
Field Lot; '

(i) such statutory rights of way and/or easements as needed in favour of BC
Hydro to install and maintain the electrical infrastructure;

(j) atree protection covenant registered on proposed Lot 4 to provide privacy
for proposed Lot 5;

(k) such statutory rights of way and/or easements as needed in favour of
telecommunication service providers to install and maintain internet and

telecommunication lines and infrastructure;

(I) statutory building scheme requiring the construction of dwellings, designs
and improvements on all Residential Lots to adhere to specific design
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guidelines acceptable to the Municipality and imposing a design review
and approval process; and

(m)any other easements, restrictive covenants, dedications and rights-of-way
and other rights or restrictions that may be reasonably required for the
completion of the Development, in favour of the Municipality, power and
communications providers, public authorities, municipalities or any other
applicable government authority or public or private utility with respect to
provision of utilities to the Development, or in connection with approval
and implementation of the development, construction of improvements,
services and infrastructure, and occupation of, the Lands, the
Development, and the Phase 3 Lots.

Outstanding or Contingent Litigation and Liabilities

There are no outstanding or contingent litigation or liabilities in respect of the
Development or against the Developer that may affect the Development or the
prospective owners of the Phase 3 Lots.

Environmental Matters

(a)

(b)

Flooding Dangers

There are no currently identified flooding dangers on the Development. However,
purchasers should not ignore the potential for previously unforeseen flooding
events.

Ground Water Management

Drainage and storm water management system installation, design and technical
specifications will be based on the Municipality’s approved drawings and
specifications.

All drainage will be designed, constructed and managed in alignment with
provincial and federal regulations in relation to drainage from the Lands.

All surface drainage system will be designed to provide for the cdntinuity of any
existing surface drainage system serving the drainable basin.

Appropriate culverted water diverters will be installed during construction of the
access driveways to the Municipality's specifications.

As a condition of the 3™ PLR, the Developer will implement a storm water
management plan consistent with the provisions of the Municipality’s Subdivision
and Development Servicing Bylaw No. 447, 2017, or such other provisions as the
Municipality shall require. Phase 3 of the Development will comply with all
requirements of the storm water management plan,
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(c) Geotechnical Hazard

A preliminary geotechnical hazard assessment completed in October 2013, with a
revision completed on July 17, 2018, attached as Exhibit D, noted that inundation
by flood waters, stream erosion, debris flow and landslide were not considered
hazards, however the report does identity that portions of Bluff #1 on the Public
Space Lot have a greater than 50% probability of occurrence in 50 years of
rockfall activity.

(d) Tree Dangers

The Lands are and will remain partially wooded and ownership and use of any of
the Phase 3 Lots as well as any park and open space areas carries a risk to persons
and property from falling trees and branches as well as other natural hazards
associated with wild, mountainous and wooded terrain.

Discharge of Financial Encumbrances

Any financial encumbrances registered against the Phase 3 Lots will be partially
discharged as against such lots upon transfer thereof to the purchasers.

CONSTRUCTION AND WARRANTIES
Construction Dates

Works on the roadways, utilities, and trail systems (the "Developer’s Works") have
commenced. The Developer estimates that the date for completion of the Developer’s
Works in relation to the Phase 3 Lots will be between February 28, 2022 and May 31,
2022.

It is currently estimated that the Proposed Subdivision Plan will be finalized and
deposited in the Land Title Office between July 1%, 2022 and September 30%, 2022.

Warranties

The Developer provides no warranty other than a one-year warranty on all roads and
services installed.

APPROVALS AND FINANCES
Development Approval

The first and second phases of the Development have been completed in accordance with
the 1 PLR and 2™ PLR.

The Municipality issued the 3 PLR on May 4, 2021 whereby the Phase 3 Lots were
given contingent preliminary layout approval.
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The Municipality issued the 3™ PLR on May 4, 2021 whereby the Phase 3 Lots were
given contingent preliminary layout approval.

Construction Financing

The Developer has not yet secured financing for Phase 3 of the Development. It is
contemplated that the Developer shall grant a mortgage and assignment of rents over the
Lands and, once created, the Phase 3 Lots as security for the financing. In that event, the
Developer will cause the lender to provide partial discharges of the security in respect of
each lot within a reasonable period of time after completion of the purchase and sale
thereof.

The Developer will file an amended disclosure statement setting out the details of the
financing once it is secured in accordance with the Real Estate Development Marketing
Act.

MISCELLANEOUS
Deposits

All deposits and other monies received from purchasers of the Residential Lots will be
held in trust by the Developer's legal counsel, Singleton Urquhart Reynolds Vogel LLP
or other solicitor or notary public as is appointed by the Developer, in accordance with
the Real Estate Development Marketing Act, without interest until such time as:

(a) the title of the purchased Residential Lot is transferred and the transaction is
closed; or

(b) the purchase agreement has been earlier terminated.
Purchase Agreement

All capitalized terms in this clause 7.2 not defined herein have the meanings ascribed in
the Purchase Agreement (as defined below).

(a) Form of Purchase Agreement: The Developer will offer the Residential Lots for
sale pursuant to this Disclosure Statement substantially on the terms and
conditions set out in the form of contract of purchase and sale (the “Purchase
Agreement”) attached hereto as Exhibit E, unless otherwise agreed between the
Developer and the purchaser.

(b) Termination: The Purchase Agreement contains the following express provisions
for termination of the Purchase Agreement:

(i) Upon failure of the Purchaser to pay the Deposit on or by the due date or
in the event the Deposit payment is refunded or dishonored by the drawing
bank, the Purchase Agreement will thereupon be null and void (Section

3.2(2));
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(ii) if on or before the Completion Date any act of God, accident or other
major event beyond the reasonable control of the Vendor, or any condition
discovered within the Subdivision Lot or in the vicinity of the Subdivision
Lot, including, without limitation, any soil condition or archaeology or
environmental condition making construction not possible or not
reasonably feasible on the Subdivision Lot, o any action or step taken by
any applicable governmental or regulatory authority, renders it impossible
or not reasonably feasible or economical for the Vendor to perform its
obligations under the Purchase Agreement, or subdivision to create the
Subdivision Lot has not been achieved on or before three (3) years
following the date of the Purchase Agreement, then in any such case the
Vendor may cancel the Purchase Agreement upon written notice to the
Purchaser, upon which the Vendor will repay to the Purchaser the Deposit
(Section 4.3);

(iii) unless all payments on account of the Purchase Price (as defined in the
Purchase Agreement), together with adjustments thereto and all other
amounts payable by the Purchaser under the Purchase Agreement are paid
when due, then the Vendor may, at the Vendor’s option, terminate the
Purchase Agreement (Section 8.1);

(iv)if the Purchaser fails to provide notice of waiver or satisfaction of the
conditions of the Purchaser Agreement within 72 hours from the time the
Vendor gives notice to the Purchaser, then the Purchase Agreement shall
terminate (Section 8.2);

(v) if an amendment to the Disclosure Statement that sets out particulars of a
satisfactory financing commitment is not received by the Purchaser within
12 months after the initial Disclosure Statement was filed, the Purchaser
may at his or her option cancel the Purchase Agreement, by giving notice
to the Vendor, at any time after the end of that 12 month period until the
required amendment is received by the Purchaser (Section 9.1(b)); and

(vi)the Vendor may at any time within 12 months after the initial Disclosure
Statement was filed, at its option, cancel the Purchase Agreement (by
giving notice to the Purchaser) if the Vendor has not pre-sold a sufficient
number of Subdivision Lots required in a conditional commitment letter
under qualifying agreements of purchase and sale as determined by the
Vendor’s lender, or if the Vendor has otherwise not secured a satisfactory
financing commitment for the Development during that time (Section 9.2).
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(c) Extension: Pursuant to Section 4.2 of the Purchase Agreement, the Outside
Completion Date (as defined in the Purchase Agreement) may be extended for an
additional period of time equivalent to the amount of time necessary for completing
requisite services and filing the final plan of subdivision and raising title for the
Subdivision Lot in the Land Title Office where that time is lost as a result of fire,
explosion or accident, however caused, act or requirement of any governmental
authority, strike, lockout, inability to obtain or delay in obtaining labour, materials or
equipment, inclement weather, flood, delay or failure by carriers or contractors,
unavailability of supplies or materials, breakage or other casualty, interference of the
Purchaser, or any other event beyond the control of the Vendor, then the time within
which the Vendor must do anything hereunder and the date referred to in Section 4.2
of the Purchase Agreement will be extended for a period equivalent to such period of
delay.

Additionally, the Vendor may, at its sole discretion, at any time further extend the
Outside Completion Date by notice in writing delivered to the Purchaser for up to a
maximum of one year (Section 4.2).

Extensions of the Completion Date may also be made by mutual agreement between
the Vendor and the Purchaser.

(d) Assignment: Pursuant to Section 7.1 of the Purchase Agreement, the Purchaser
cannot assign its interest in the Purchase Agreement without the express written
consent of the Developer, which may be arbitrarily withheld by the Vendor, and
any consent to such assignment shall entitle the Vendor to any profit resulting
therefrom to the Purchaser or any subsequent assignee. An assignment with the
express written consent of the Vendor may be subject to conditions including an
assignment fee and handling charge payable to the Vendor in the amount named
by the Vendor as a condition of consent,

Pursuant to Sections 7.3 and 7.4 of the Purchase Agreement, no assignment by the
Purchaser of the Purchaser’s interest in the Purchase Agreement or direction of
transfer to any other person shall have the effect of releasing the Purchaser from any
of the Purchaser’s obligations or liabilities under the Purchase Agreement, The
Purchaser agrees not to advertise or solicit offers from the public before the
Completion Date with respect to the resale of the relevant Residential Lot or
assignment of the Purchase Agreement by the Purchaser,

(e) Interest: The deposit monies paid under the Purchase Agreement will be deposited in
a non-interest-bearing trust account.

7.3 Developer's Commitments

There are no commitments that have been made by the Developer that will be met after
completion of the sale of the Phase 3 Lots except as disclosed herein. The Developer has not
posted any security for any such commitment.

7.4 Other Material Facts

There are no material contracts affecting the Phase 3 Lots or the Development that are
binding upon the Developer other than as set out in this Disclosure Statement,
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DEEMED RELIANCE

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

The foregoing statements disclose, without misrepresentation, all material facts relating to
the Development referred to ab requiredﬂz‘tlégﬁal Estate Development Marketing
ﬁ a"i

Act of British Columbia, as of ,2021.

DEVELOPER: DIRECTORS OF DEVELOPER:

KEB IT LIMITED PARTNERSHIP By the sole Director of KEB II (GP) Ltd. in
by it’s General Partner, KEB II (GP) their personal capacity:

Ltd., by it’s authorized signatory:

’——é S 7 é/
David Tddd Beckow David Todd Beckow
1071262 B.C. Ltd. by it’s By the sole Director of 1071262 B.C. Ltd.in
authorized signatory: their personal capacity:
—F =7
David Todd Beckow David Tddd Beckow
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SOLICITOR'S CERTIFICATE

IN THE MATTER OF THE REAL ESTATE MARKETING ACT AND THE DISCLOSURE
STATEMENT OF “ARBUTUS RIDGE AT KING EDWARD BAY (PHASE 3)” FOR THE
PROPERTY DESCRIBED AS:

Municipality of Bowen Island:

(a) Parcel Identifier: 015-940-837
District Lot 1545 Group 1 New Westminster District Except Portions in
Explanatory Plan 3489, Plan 13464, Plans BCP33065, EPP76340 and EPP103838

I, MARK S. THOMPSON, Solicitor, a member of the La\jfyf‘S(gaLe??fof Britiéngllgi@Qia, having
read over the above-described Disclosure Statement dated &'ﬂ , 2021, made
any required investigations in public offices, and reviewed same with te Developer therein
named, and that the facts contained in paragraphs 4.1, 4.2 and 4.3 of the Disclosure Statement
are correct.

DATED at Vancouver, British Columbia on /‘//% %2021’,

//4

’

Mark S, Thompson
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LIST OF EXHIBITS TO DISCLOSURE STATEMENT

EXHIBITS

A-1. Proposed Subdivision Plan

A-2, Proposed Site Services Plan

B. Bowen Island Municipality Bylaw No. 344, 2013
C. Statutory Building Scheme — draft only

D. Preliminary Geotechnical Hazard Assessment by Braun Geotechnical Ltd., October 2013
revised on July 17, 2018.

E. Form of Purchase Agreement
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EXHIBIT “A-1"

PROPOSED SUBDIVISION PLAN

GENERAL/70629.019/10492388.3



11

PHASE 3

PHASE 3

NOT FOR CONSTRUCTION

CREUS

Civil Engineers & Project Managers

SUITE 200-901 16TH ST WEST, NORTH VANCOUVER BC, V7P1R2

PH: 604-987-9070

LEGAL LINE
EASMENT

WATERMAIN

SANITARY
STORM
HYDRO
TEL

STREETLIGHT

GAS

FIRE HYDRANT
GATE VALVE

AIR VALVE
REDUCER

DRAWING LEGEND

WEBSITE: www.creus.ca

TO BE
EXISTING PROP. REMOVED

TOBE
EXISTING PROP. REMOVED

INSPECTION CHAMBER
CATCHBASIN (STD/SI)

CAP
MANHOLE

POWER POLE
STREETLIGHT

approved

client

KEB Il LIMITED PARTNERS

project

ARBUTUS RIDGE - PHASE 3

title

8 21-04-30

7 21-04-28

6 21-03-12

5 21-01-29

4 21-01-26

3 21-01-08

2 20-12-07

1 20-12-03

no. (y/m/d)

COPYRIGHT RESERVED. THIS DRAWING AND DESIGN ARE, AND

BOWEN ISLAND, BC

PROPOSED
SUBDIVISION 3

UPDATED FOR SUBDIVISION APPLICATION MHS
UPDATED FOR SUBDIVISION APPLICATION MHS
UPDATED FOR SUBDIVISION APPLICATION MHS
UPDATED FOR SUBDIVISION APPLICATION MHS
UPDATED FOR SUBDIVISION APPLICATION MHS
ISSUED FOR SUBDIVISION APPLICATION  MHS
ISSUED FOR PLR MHS
ISSUED FOR CLIENT REVIEW MHS
revision chk'd

current

AT ALL TIMES REMAIN THE EXCLUSIVE PROPERTY OF CREUS [€V:
ENGINEERING LTD. AND CANNOT BE USED, REPRODUCED OR
DISTRIBUTED WITHOUT WRITTEN CONSENT.

© 2016 CREUS ENGINEERING LTD.

engineer of record scales

designed by

drawn by

date

hor:1:1250 vert:

file no.

o 16353

MHS drawing no.

8

KEY-PH3-7C

2020-01-31


AutoCAD SHX Text
B    L    O    C    K                     C

AutoCAD SHX Text
4

AutoCAD SHX Text
8

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
15

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
Bk B

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
P L A N                                 1 0 9 8 7

AutoCAD SHX Text
C

AutoCAD SHX Text
PLAN  14029

AutoCAD SHX Text
PLAN 12816

AutoCAD SHX Text
B

AutoCAD SHX Text
'C'

AutoCAD SHX Text
PLAN LMP3979

AutoCAD SHX Text
REMAINDER LOT 2

AutoCAD SHX Text
PLAN 14244

AutoCAD SHX Text
P L A N                                                    1 3 7 3 9

AutoCAD SHX Text
ROAD

AutoCAD SHX Text
LOT 4

AutoCAD SHX Text
LOT 5

AutoCAD SHX Text
 PARK

AutoCAD SHX Text
CAPTAINS  WAY

AutoCAD SHX Text
WINDJAMMER

AutoCAD SHX Text
PLAN 10585

AutoCAD SHX Text
SL 12

AutoCAD SHX Text
SL 2

AutoCAD SHX Text
SL 1

AutoCAD SHX Text
SL 10

AutoCAD SHX Text
SL 11

AutoCAD SHX Text
C

AutoCAD SHX Text
REMAINDER       D.L. 1545

AutoCAD SHX Text
STRATA  PLAN BCS2585

AutoCAD SHX Text
C

AutoCAD SHX Text
C

AutoCAD SHX Text
STRATA  PLAN BCS2585

AutoCAD SHX Text
C

AutoCAD SHX Text
C

AutoCAD SHX Text
STRATA  PLAN BCS2587

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
3

AutoCAD SHX Text
PLAN EPP76340

AutoCAD SHX Text
4

AutoCAD SHX Text
PLAN EPP76340

AutoCAD SHX Text
3

AutoCAD SHX Text
PLAN EPP76340

AutoCAD SHX Text
U N S U R V E Y E D    C R O W N    L A N D

AutoCAD SHX Text
R E M A I N D E R       D L    3 0 4 2

AutoCAD SHX Text
DEDICATED AS ROAD

AutoCAD SHX Text
PLAN LMP3979 AREA = 40010.0 m²

AutoCAD SHX Text
PROPOSED PHASE 3 SUBDIVISION

AutoCAD SHX Text
REMAINDER D.L. 3042

AutoCAD SHX Text
REMAINDER LOT 2 PLAN 14244

AutoCAD SHX Text
EXISTING PUBLIC ROAD

AutoCAD SHX Text
PROPOSED PUBLIC 

AutoCAD SHX Text
S1

AutoCAD SHX Text
EX. MH

AutoCAD SHX Text
S1

AutoCAD SHX Text
EXISTING PUBLIC ROAD

AutoCAD SHX Text
S1

AutoCAD SHX Text
EX. MH

AutoCAD SHX Text
S1

AutoCAD SHX Text
EXISTING ROAD

AutoCAD SHX Text
EXISTING LOT 2 PLAN EPP76349

AutoCAD SHX Text
EXISTING LOT 1 PLAN EPP76349

AutoCAD SHX Text
EXISTING PARK PLAN EPP76349

AutoCAD SHX Text
EXISTING LOT 3 PLAN EPP76349

AutoCAD SHX Text
EXISTING LOT 4 PLAN EPP76349

AutoCAD SHX Text
EXISTING FH LOT 1 PLAN EPP103838

AutoCAD SHX Text
EXISTING FH LOT 2 PLAN EPP103838

AutoCAD SHX Text
EXISTING FH LOT 3 PLAN EPP103838

AutoCAD SHX Text
EXISTING FH LOT 4 PLAN EPP103838

AutoCAD SHX Text
EXISTING FH LOT 5 PLAN EPP103838

AutoCAD SHX Text
EXISTING FH LOT 6 PLAN EPP103838

AutoCAD SHX Text
EXISTING FH LOT 7 PLAN EPP103838

AutoCAD SHX Text
EXISTING FH LOT 9 PLAN EPP103838

AutoCAD SHX Text
EXISTING FH LOT 8 PLAN EPP103838

AutoCAD SHX Text
EXISTING LOT 11  (PUBLIC OPEN SPACE) PLAN EPP103838

AutoCAD SHX Text
EXISTING LOT 10 (FROM PHASE 2) PLAN EPP103838

AutoCAD SHX Text
PROPOSED PUBLIC OPEN SPACE

AutoCAD SHX Text
PROPOSED PUBLIC ROAD DEDICATION

AutoCAD SHX Text
P3 ±2.26 ha.

AutoCAD SHX Text
SITE MAP

AutoCAD SHX Text
EASEMENT FOR COMMUNAL FORCEMAIN

AutoCAD SHX Text
PROPOSED  REMAINDER D.L. 1545 ±4.22 ha.

AutoCAD SHX Text
SROW FOR TRAIL ACCESS

AutoCAD SHX Text
ROAD DEDICATION

AutoCAD SHX Text
SROW IN FAVOUR OF BIM FOR MAINTENANCE AND EMERGENCY ACCESS

AutoCAD SHX Text
SROW FOR WATER SERVICE AND HYDRO IF APPLICABLE

AutoCAD SHX Text
SROW FOR TRAIL ACCESS IF STUART LANDS TRAIL IS NOT RESOLVED

AutoCAD SHX Text
TREE PROTECTION COVENANT


-23 .-

EXHIBIT “A-2”

PROPOSED SITE SERVICES PLAN
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BOWEN ISLAND MUNICIPALITY
BYLAW NO. 344, 2013

A Bylaw to amend Land Use Bylaw No. 57, 2002

WHEREAS, “Bowen Island Land Use Bylaw No. 57, 2002” establishes zoning classifications and
regulations for land within the municipality, and minimum and average lot size areas for the
purpose of new subdivisions; and

WHEREAS, Council wishes to amend “Bowen Island Land Use Bylaw No. 57, 2002” to enable the
creation of new parcels for residential use, special needs housing parkland;

THEREFORE be it resolved that the Council for Bowen Island Municipality in open meeting
assembled enacts as follows:

1. This bylaw may be cited for all purposes as the “Bowen Island Municipality Land Use
Bylaw No. 57, 2002, Amendment Bylaw No. 344, 2013".

2. “Bowen Island Municipality Land Use Bylaw No. 57, 2002" is further amended by adding
the following definitions to Section 1.1 {Definitions):

“Cottage Residential Development means a development providing supportive housing
to individuals as defined through a registered Housing Agreement, consisting of
attached or detached dwellings and a caretaker’s residence, and which may include
accessory uses, buildings and structures including: a common amenity building;
domestic agriculture and horticulture uses; workshops and studios; meeting rooms and
instruction areas.”

3. “Bowen Island Municipality Land Use Bylaw No. 57, 2002” is further amended by adding
Section 4.27 to the bylaw as follows:

4.27 Comprehensive Development 18 {CD 18) Zone (ARBUTUS RIDGE)

Information Note; The purpose of the CD 18 zone is to provide regulations for the subdivision
and comprehensive development of approximately 38 hectares of land as three separate
areas. Area 1 permits 38 lots for detached résidential dwellings in seven “clusters” of
development. Area 2 permits g “cottage residential development” providing special needs
housing and a range of accessory uses. Area 3 will provides for parklard consisting of a
combination of natural areas, trails and a neighbourhood park.
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The regulations in the tables in this section apply to land in the Comprehensive
Development 18 {Arbutus Ridge) Zone, as indicated by the column headings. For the
purposes of this zone; different regulations apply Areas 1, 2, and 3. The Area boundaries
are identified on the map attached as Schedule A to this Bylaw. Minor adjustments to the
establishment of the area boundaries will be permitted based upon more detailed site
investigations that will be undertaken at the subdivision approval stage.

4.27.1 Permitted Uses of Land, Buildings and Structures

{1} In addition to the uses permitted in Section 3.2 of this bylaw, the following uses,
buildings and structures and no others are permitted in the Comprehensive
Development 18 {CD-18) Zone:

Principal Uses of Land, Buildings and Structures sus sus SUB
AREA | AREA | AREA

Dwelling, Detached ¢

Cottage Residential Development

Open Space ¢
¢

Neighborhood Park
Public Trails

* L 2R 4
LA 4R 4

Accessory Uses of Land, Buildings and Structures
Uses accessory to principal uses ¢
Domestic Agriculture 4
Horticulture
Home Occupation use subject to Part 3 ¢
Retail sale of goods and items produced on site and day to
day convenience goods

Restourant

< L 2R 2R 2R 4R 2

Permitted Buildings and Structures
Dwelling, Detached 4
Common Amenity Building
Buildings and Structures accessory to Cottage Residential ¢
Development

> @
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4.27.3 Size, Siting and Density of Permitted Uses, Buildings and Structures

{1) Subject to Part 3, uses, buiidings and structures in the Comprehensive Development 18
(Arbutus Ridge) Zone must comply with the following regulations regarding size, siting

and density.
Sub Sub Sub
Lot Coverage and Maximum Floor Area Area Area Area
1 2 3
Maximum Lot Coverage 25% 15% 1%
Maximum total floor area of common amenity building 200
{square metres)
Maximum total floor area of accessory buildings used for 350
Domestic Agriculture and Horticulture (square metres)
Maximum total floor area of accessory buildings, other 360
than the community amenity building, used for
workshops, studios and meeting rooms (square metres)
Maximum total floor area of accessory retaif uses {square 50
metres)
Maximum total floor area of accessory restaurant use 70
{square metres)
Maximum floor area of all buildings on a lot excluding 260 2130
garages and accessory buildings
Maximum floor area of caretaker’s residents in cottage 300
residential development {square metres)
Maximum size of floor area of detached dwellings in 250
cottage residential development (square metres)
Number of Units and Site Areas
Maximum number of dwellings 38 14
Maximum number of detached dwellings on any lot 1 14
Maximum number of accessory buildings on any lot 2 6
Height
Maximum height of a principal building or structure 9.0 9.0
{metres)
Maximum height of and accessory building or structure 9.0 9.0
{metres)
Setbacks

Minimum setback from side lot lines {metres) 3.0 3.0
Minimum setbhack from front lot lines (metres) 3.0 7.5
Minimum setback from rear lot lines {metres) 3.0 3.0
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4.27.4 Subdivision and Servicing Requirements

(1) The regulations in this Subsection apply to the subdivision of land under the Land Title Act or

Strata Property Act for the CD 18 Zone.

Lot Areas for the Creation of New Lots through Subdivision Sub Sub
Areal | Area2
Maximum number of lots to be created by subdivision 38 1
Minimum lot area {(hectares) 3.0
Minimum lot area (square metres) 1500

4.27.5 Off-Street Parking Requirements

Off-street parking shall be provided in accordance with the part of this bylaw that pertains to

off street parking requirements, except that Table 5-1 is amended to add the following:

COTTAGE RESIDENTIAL DEVELOPMENT

Caretaker’s residence

Detached dwelling

Common Amenity Building, workshops, 1 per 30 m”’ floor area
studios, meeting rooms and instructional

areas

Accessory retail, restaurant 1 per 40 m” floor area
Domestic Agriculture and Horticulture 1 per 2 non-resident employees
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4. “"Bowen Island Land Use Bylaw No. 57, 2002" is amended by changing the zoning for the
lands shown outlined in a solid black line on Schedule A of this Bylaw from Rural
Residential 1 (RR1) to Comprehensive Development 18 (Arbutus Ridge) Zone, and by
making such deletions, adjustments, and consequential annotations on Schedule “B” to
Bylaw No. 57, 2002 as are required to give effect to this amendment.

5. "Bowen Island Land Use Bylaw No. 57, 2002” is amended by adding reference in Table 4-
1 to Comprehensive Development 18 (Arbutus Ridge) Zone.

READ A FIRST TIME this 24™ day of June 2013;

READ A SECOND TIME this 25th day of November, 2013;
PUBLIC HEARING this 11™ day of February 2014,

READ A THIRD TIME this 10" day of March, 2014;

FINALLY ADOPTED this 28th day of July, 2014.

(ORIGINAL SIGNED) {ORIGINAL SIGNED)

Andrew Stone Lisa Wrinch

Acting Mayor Deputy Corporate Officer
5
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EXHIBIT “C”
STATUTORY BUILDING SCHEME (DRAFT)

ARBUTUS RIDGE AT KING EDWARD BAY

STATUTORY

BUILDING SCHEME
SCHEDULE OF RESTRICTIONS

1. For the purposes of this Building Scheme, which shall include the Design Guidelines in
Schedule A-1 and Exhibit “I” attached thereto, the following words or phrases shall have
the following meanings:

a)

b)

d)

9)

“Approval” means a final written approval of the Approving Authority with
respect to the Plans and Specifications for the Improvements to be constructed or
undertaken on a Lot as contemplated in more detail in this Building Scheme;

“Approved Plans and Specifications” means the Plans and Specifications in
respect of which the Approving Authority has granted its Approval in accordance
with the provisions of this Building Scheme;

“Approving Authority” means i) during the period ending on the sale of all Lots
by the Developer, or such earlier date as the Developer may elect in writing, the
Developer or its designated agent, or a qualified third party such as an Architect
nominated or appointed by the Developer in writing from time to time to act in its
stead; and ii) thereafter such qualified third party as shall have been appointed by
the Developer;

“Arbutus Ridge” means those lands comprised of the 10 freehold lots (being Lots
1 - 10, each one individually a “Lot”), and the Remainder lot which will be later
subdivided, located to the north and south of Joan Audrey Lane, being the
roadway shown on Plan EPP 103838;

“Design Guidelines” means the design guidelines in Schedule A-1 attached hereto
and forming part of this Building Scheme, including the Landscaping
requirements as set out in Exhibit “I”” attached thereto;

“Developer” means KEB Il Limited Partnership;

“Improvement” means any building or other structure or landscaping constructed
or installed on any Lot, or to be constructed or installed, or added to or altered or
removed, including the topping, or cutting down or removal of trees, but does not

Arbutus Ridge at King Edward Bay Building Scheme - Free hold Lots
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include minor changes to landscaping on a Lot that are consistent with the terms
of this Building Scheme and undertaken after the completion of construction and
landscaping in accordance with the Approved Plans and Specifications;

h) “Owner” means the person or persons registered from time to time as the owner
of a Lot in the Lower Mainland Land Title Office;

1) “Plans and Specifications” means the plans and specifications and other items, as
described in Section 5 of the Design Guidelines, to be prepared by the Owner and
submitted to the Approving Authority for its review and Approval,

)] “Whitehead Report” means the environmental assessment report as set out in
Section 1 of Schedule I-A

2 a) No Improvement other than a private single family dwelling and related accessory
buildings and landscaping and miscellaneous structures as contemplated in the
attached Design Guidelines shall be constructed or placed on a Lot;

b) No Lot other than Lot 10 may be further subdivided to create any additional lots.

3. No Improvement on a Lot shall be commenced, constructed or installed and no building

permit shall be applied for with respect to a Lot without first:

a) providing the Approving Authority with the Plans and Specifications of the
Improvements in accordance with the provisions of the Design Guidelines, and
such further and other plans, specifications, samples or other materials as the
Approving Authority may reasonably require to assist it in its consideration of
Approval of the proposed Improvements;

b) having the Plans and Specifications reviewed by the Approving Authority for the
sole purpose of ascertaining that the information set forth generally conforms with
the Design Guidelines;

C) obtaining the Approval of the Approving Authority; and

d) covenanting directly in writing with the Approving Authority to commence and
diligently and continuously carry out to completion the construction of the
Improvements in accordance with the Approval.

4. In granting or withholding its Approval of the Plans and Specifications, the Approving
Authority may consider such factors as it considers relevant, including without limitation:
a) compliance with the Design Guidelines;

b) siting and setback of buildings, septic fields and other structures from lot
boundaries and natural boundaries such as creeks;

C) environmental sensitivities and enhancement opportunities

Arbutus Ridge at King Edward Bay Building Scheme - Free hold Lots
GENERAL/70629.019/10498486.1



d) screening and building height;
e) construction materials and techniques;
f) provision of parking;

9) general architectural aesthetics;

h) landscaping, significant tree protection and re-vegetation schedules;
) exterior layout;
)] compliance with provisions of the Section 219 covenants, easements, statutory

rights of way and other easements registered against title to the Lots;
k) fencing;
)] roof slopes;
m) exterior materials and colours;

n) any adverse impact on the views, ecology or ambiance of neighbouring
properties;

0) planning for storm water management; and
p) timing of specific matters of construction to reduce impact

5. To assist the Owner of the Lot in preparing the Plans and Specifications and meeting the
requirements of the Approving Authority, the Approving Authority has established the
Design Guidelines. A copy of the Design Guidelines, including any amendments, may be
obtained by an Owner from the Approving Authority during normal business hours,
without charge.

6. The Approval by the Approving Authority with respect to any Plans and Specifications
shall not be unreasonably withheld or delayed if the Plans and Specifications meet the
requirements of the existing Design Guidelines and the applicant for such Approval
complies with all of the requirements herein. Despite anything contained herein:

a) the Approving Authority shall be deemed to have approved of the Plans and
Specifications if the Approving Authority has not, within 30 days of the receipt of
the Plans and Specifications, either asked for additional material or refused
Approval thereof with reasons in writing; and

b) if the Approving Authority requires additional material in accordance with
Subsections 3(a) or 6(a) hereof and the same is provided then, if the Approving
Authority does not act within 30 days of the date of the receipt of such additional
material, the Approving Authority shall be deemed to have approved of the Plans
and Specifications including such additional material.

Arbutus Ridge at King Edward Bay Building Scheme - Free hold Lots
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7. Following Approval of the Plans and Specifications, no construction of Improvements
shall be commenced or carried out on any of the Lots except:

a) in accordance with the Approved Plans and Specifications; and

b) in compliance with this Building Scheme, including the Design Guidelines, and
all generally applicable laws, ordinances, rules, regulations or orders of
governmental authorities applicable to the Lot.

8. During the period of an application for an Approval and during construction of an
Improvement, up to the issuance of a Certificate of Occupancy from Bowen Island
Municipality, the Approving Authority or its designated agent may at any time, without
notice, during regular business hours, enter onto a Lot for the purpose of reviewing site
conditions or determining compliance with and enforcing the provisions of this Building
Scheme. Before an Approval is sought for an Improvement from the Approving
Authority, the Approving Authority may, upon 48 hours written notice, enter onto a Lot
for the purpose of determining compliance with and enforcing the provisions of this
Building Scheme with respect to that Lot. The Approval granted by the Approving
Authority is valid for twenty-four (24) months from the Approval date subject to the
following:

a) if construction of the Improvements does not commence within six (6) months of
the Approval date, or if construction of all Improvements other than landscaping
is not complete within eighteen (18) months of the Approval date, or

b) if all landscaping Improvements are not complete within twenty-four (24) months
of the Approval date,

then the Approval shall expire and applications shall be resubmitted to the Approving
Authority for its review. A new Approval must be granted prior to initiating or continuing
any site work or construction.

Once construction of an Improvement is commenced, completion of the Improvement
shall be pursued diligently and continuously until the issuance of a Certificate of
Occupancy from Bowen Island Municipality. The driveway is to be completed within six
months of issuance of a driveway access permit. The exterior of the principal building
must be completed within 12 months of issuance of the relevant building permit. Front
yard landscaping must be completed within 18 months of issuance of the building permit
for the principal building. Should construction of an Improvement be suspended for
more than thirty (30) days, the project proponents shall meet with the Approving
Authority to establish a schedule for completion. If at that meeting, the Approving
Authority determines that the completion date for the construction of the Improvement is
likely to be delayed for a period of more than twelve (12) months, the Approving
Authority may, in its discretion, rescind the Approval and require the restoration and re-
vegetation of any disturbed areas of the subject Lot, and the Owner shall thereby be
required to reapply for an Approval when ready to proceed.

Arbutus Ridge at King Edward Bay Building Scheme - Free hold Lots
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10.

11.

12.

13.

14.

The Owner is responsible for any damage to the Lots or to other private or public
property caused by the Owner, the Owner’s employees, contractors, consultants or agents
during the course of construction (the “Construction Damage”). If not required by
Bowen Island Municipality with respect to an Owner’s proposed development of a Lot,
the Owner may be requested to pay a deposit (the “Damage Deposit™) to be held by the
Approving Authority, prior to the Approving Authority granting the Approval, which
deposit shall be applied to the cost of repairing any Construction Damage. Any such
Damage Deposit or the remaining balance thereof, as the case may be, would be returned
to the Owner when all of the requirements of the Approval have been met, and any
Construction Damage has been repaired and paid for by the Owner, to the satisfaction of
the Approving Authority. Upon any return of the Damage Deposit or the remaining
balance thereof as the case may be to the Owner, the Owner’s obligations under the terms
of the Approval shall not cease, but shall continue in full force and effect.

All Approvals necessary pursuant to this Building Scheme shall be obtained from the
Approving Authority. All Approvals of the Approving Authority must be in writing. The
Approving Authority may nominate or appoint an officer, agent, or person to grant
Approval, or to withhold Approval, or to otherwise exercise the rights and powers of the
Approving Authority with respect to any matter or thing submitted for an Approval of the
Approving Authority.

The Approving Authority shall exercise its discretionary powers in good faith. The
Approving Authority shall have the sole and fully discretionary power to approve or
reject any matter or thing submitted for the Approval of the Approving Authority. The
Approving Authority may interpret the Design Guidelines and make decisions acting in
its absolute discretion and may modify or waive a provision in the Design Guidelines
where it considers unusual circumstances in a particular application so require, but
without offending the purpose of the Design Guidelines.

This Building Scheme and the provisions hereof are not and shall not be deemed to be
exclusive of (a) the requirements of Municipal, Provincial or other governmental bodies;
(b) the obligations or liabilities imposed by statute or by common law on Owners or
occupiers of lands, (c) the terms and conditions of the encumbrances registered against a
Lot, all of which shall be duly observed and complied with.

Nothing contained in the provisions hereof shall be deemed to be construed as an
admission of responsibility or liability on the part of the Developer or Approving
Authority to any Owner or third party to enforce, oversee or control the activities of an
Owner or occupier of a Lot with respect to the use of Lot or a breach of the restrictions
herein.

Any Owner in breach of the provisions hereof, or any Owner who commences a
proceeding to enforce the provisions hereof, shall indemnify and save harmless the
Approving Authority and such indemnity shall extend to all losses, costs, claims and
damages including, without limitation, solicitors’ costs as actually paid, arising as a result
of the breach of the provisions hereof or the enforcement of the same.
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15. In this Building Scheme, wherever the singular or masculine is used, the same shall be
construed as meaning the plural, feminine or body corporate or politic as the context so
requires.

16. If any provision of this Building Scheme is found to be illegal, invalid or for any reason
unenforceable or void by any Court of competent jurisdiction, then that provision shall be
considered separate and severable and the Building Scheme shall be construed as though
that provision so deleted was never contained herein (except to the extent necessary if
that provision is incorporated by cross-reference into another provision and the other
provision including that provision is not similarly found to be illegal, invalid or otherwise
unenforceable or void) and the remaining provisions shall not be affected and shall be
enforceable to the fullest extent permitted by law.

17. The provisions hereof shall run with and bind all of the Lands and every portion thereof
and render the Owner, each purchaser, lessee, sublessee and occupant of any Lot or any
portion thereof subject to the restrictions set out herein.

18.  This Building Scheme shall expire 25 years from its registration in the Lower Mainland
Land Title Office and thereafter the provisions hereof shall be of no further force and
effect.
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DESIGN GUIDELINES
FOR

ARBUTUS RIDGE AT KING EDWARD BAY
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1.0 INTRODUCTION
This Schedule A-1 is referred to in its entirety as the Design Guidelines.

Arbutus Ridge is situated within the Municipality of Bowen Island, British Columbia. Arbutus
Ridge is to be characterized by single-family home sites set among forested lands. The
architectural concepts, to be implemented in Arbutus Ridge will capture the feeling of island
living within the context of the natural environment and heritage of the area, and will recognize
efforts within the Bowen Island community to adhere to environmentally sensitive and
sustainable building practices and planning strategies, as well as to recognize and acknowledge
the recommendations set out in the Preliminary Environmental Assessment, Arbutus Ridge
Subdivision Project, Bowen Island, authored by Whitehead Environmental Consultants Ltd,
dated December 111, 2012.

Compliance with the design theme contemplated by these Design Guidelines can be achieved
through the use of building forms, materials, colours and architectural details that are
characteristic of Bowen Island’s natural setting and heritage. In doing so, it is imperative that
there be a high quality of design and construction throughout Arbutus Ridge and that the
adaptation of or conformance with a specific style be carried out in a legitimate and faithful
manner within each project. The character and natural environment of Arbutus Ridge are to be
protected and maintained and neighbouring developments, both existing and subsequent, are to
be respected. The use of registered Architects or Designers who have design experience in local
island environments and who are able to work with sensitive physical environments is strongly
recommended.

2.0 PURPOSE

These Design Guidelines have been prepared to encourage visual harmony between the rich
natural environment and the buildings and other structures, so as to rigorously preserve and
protect the existing treescape and understory of the forest. The Design Guidelines are also
intended to maintain and enhance views, and to promote construction within Arbutus Ridge that
is carried out in a manner that is sensitive to the physical setting, and to establish consistency in
the quality of design and new construction throughout Arbutus Ridge in order to help protect
property values for all Owners.

3.0 DESIGN GUIDELINES

3.1  Site Planning Guidelines

Buildings and other structures should be located to minimize the disturbance of the site’s natural
features. The overall form, massing and location of buildings and other structures and
approaches should be designed in response to the natural treescapes, landforms and topography
of the site.

Arbutus Ridge at King Edward Bay Building Scheme - Free hold Lots
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3.1.1 BUILDING SITING

Siting design shall demonstrate that Improvements do not adversely impact the natural
characteristics of the site and neighbouring properties, including overview, shading and
obstruction of views. In considering Approval of the proposed building siting, the Approving
Authority will consider the appropriateness of the principal building design and siting within the
Lot with respect to the circumstances of that Lot and its own view potential and the view
potential and privacy of neighbouring Lots.

Most building sites in Arbutus Ridge have some degree of slope and, as such, the locations of
buildings and other site Improvements within the Lot are a key component of the design process.
The underlying requirement of site planning guidelines is for all buildings, other structures and
site improvements to accommodate the natural features of a site through a passive approach to
design. Building form, orientation and massing should respond to natural landforms, drainage
patterns, topography, vegetation, views and sun exposure. Planning for the layout of driveways
and house sites should incorporate protection of the open bluff habitats as much as possible.
Buildings should step with the site, accomplishing level changes through a composition of forms.
Site grading or blasting is not encouraged in any way. Building forms and rooflines should
relate to site contours and surrounding land forms.

3.1.2 GRADING AND DRAINAGE

The impact of site development and construction on the existing natural landforms and drainage
patterns shall be minimized by appropriate planning. All proposed grade changes are to be
approved in advance by the Approving Authority acting in its absolute discretion, and
notwithstanding the foregoing, shall comply with the stormwater management plan approved by
the Municipality as a precondition to subdivision approval for the Arbutus Ridge at King Edward
Bay Subdivision.

Erosion: The design of Improvements on a Lot shall not cause a condition that leads to soil
erosion. Suitable erosion control measures shall be incorporated into the project design and the
construction plan.

Modification of Existing Contours: Any modification of existing contours should be limited to
the extent necessary to accommodate the construction of a home as the principal building. In
order to minimize site disturbances, Improvements shall be designed to fully accept existing site
conditions. If grading is required, it should be consistent with the site planning concept and
should be minimized and limited to areas within the building envelope to the extent possible. If
blasting can not be avoided, then it shall be scheduled between August 16 and February 1,
outside of bird nesting season.

Cut and Fill Slopes: Cut and fill slopes should be kept to an absolute minimum by utilizing the
natural contours of a Lot in the design of buildings and site improvements. If cut and fill slopes
cannot be avoided due to the site conditions, they shall be feathered into the existing terrain and
re-vegetated to blend with adjacent vegetation. Final grading of long slopes should be based
upon site-specific soil characteristics, but in no case should new slopes be created greater than
1V:2H. Re-contouring of large areas or excessive or unnecessary lot grading is prohibited.

Arbutus Ridge at King Edward Bay Building Scheme - Free hold Lots
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Natural or Existing Drainage Patterns: The location of buildings, structures and other
improvements shall not adversely impact or disrupt the natural or existing drainage patterns of
the site. Owners are responsible for controlling the drainage resulting from the development of a
Lot and may not direct or divert water onto another Lot except in congruence with natural
drainage patterns or where provided for by drainage easement areas on title, and provided that
such a diversion does not adversely affect other properties. Runoff from impermeable surfaces,
such as roofs, driveways or other such low porosity areas, shall be directed away from Joan
Audrey Lane, foundations and toward areas of permeable soils to facilitate groundwater
recharge. Drainage shall be directed to natural or improved drainage channels or dispersed into
shallow sloping vegetated areas. The use of ponds, detention basins, or swales is encouraged to
provide water quality protection and groundwater recharge. Ponds are also considered desirable
because they contribute to biodiversity and provide aesthetic features. Storm drainage shall not
connect into sanitary sewer systems. Exposed drainpipe and other impermeable man-made
drainage material at grade shall be avoided.

3.1.3 SITE ACCESS, PARKING AND GARAGES

Site access is an important consideration in the design and siting of a building because of the
grade relationship between the access driveway, the garage and the principal building footprint.

Access Driveways: The location and grade of an access driveway may influence the finished
floor elevation of the principal building or the proximity of a parking garage to the principal
building. Driveways and turnarounds shall be designed in acceptance of site conditions, and
constructed to minimize site disturbance and grading. The driveway and turnaround design will
also minimize impacts upon significant plant materials, rock outcroppings, natural contours and
drainage patterns. The driveway shall be constructed in a manner that does not allow the run-off
of storm water onto the public roads, and will require appropriate water diverters installed on the
Lot.

The proposed driveway for each Lot has been established by the Developer, giving consideration
to grades, site impact, and separation from adjacent Lots. On some Lots an alternate driveway
location may be approved by the Approving Authority, provided that the alternate location
adequately addresses the considerations noted in these Design Guidelines. Owners must obtain
an approval from the Approving Authority for any proposed alternate driveway or garage
location prior to commencing design.

It is of the greatest importance that grading and modification of existing site contours for the
construction of a driveway should be minimized to the extent possible. The driveway and
turnaround width shall be not less than ten (10) feet and not more than thirteen (13) feet. Where
appropriate, driveway drainage shall be accommodated by a culvert under the driveway. The
culvert shall be engineered and constructed at the Owner’s expense. When culverts are required,
culvert ends shall be cut to match the slope and, if visible from an adjacent Lot , culvert end
walls shall be constructed of stone or concrete faced with stone to match the building pattern.
Flared metal ends on a driveway culvert are unacceptable unless covered with acceptable
materials. For specific guidelines on surface materials, refer to the section of the Landscape
Design Guidelines subtitled “Driveways”. Sediment traps to be constructed where necessary to
collect any silt-laden runoff during rainy season construction.
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Parking and Garages: At least one of the required parking spaces shall be fully enclosed within
a garage or carport.

Recreational Vehicles: Boats, trailers, campers and other recreational vehicles parked or stored
on a Lot must be less than 20 feet in length. Parking areas for such vehicles shall be
appropriately screened from adjacent properties and kept behind the line of the front elevation of
the garage or principal building in accordance with plans of that area approved by the Approving
Authority, so that the vehicles will not be visible from other Lots.

3.1.4 EXTERIOR EQUIPMENT AND RECREATION FACILITIES

All outdoor mechanical and electrical equipment, such as metering devices, transformers and air
conditioning units, must be concealed from the view of adjacent Lots. Wall mounted equipment
shall be enclosed with material which matches the exterior wall material of the principal
building. For the appropriate means of screening freestanding equipment, refer to the section of
the Landscape Design Guidelines subtitled “Retaining Walls, Landscape Walls, Fences &
Screening”.  Window, wall or roof-mounted air conditioning units are not permitted. Solar
panels are subject to the Approval of the Approving Authority; Built-in exterior barbeque grills
or similar outdoor entertainment facilities or equipment may be approved on terraces and patios
provided the exterior walls of the built-in facilities or equipment are constructed of materials
which are similar to those of the exterior of the principal building, and within the relevant
setbacks.

Satellite dishes shall be no larger than twenty-four (24) inches in diameter, shall be concealed
from the view of adjacent Lots and shall not be installed on a rooftop. Subject to the foregoing,
no television or radio antenna or aerial or other telecommunication device shall be erected on
any Lot or attached to the exterior of any building on any Lot or part thereof.

Walls, fences or landscaped screens will be required to reduce the visual impact of recreational
facilities from adjacent properties. Due to the existing topography and extensive grading
required to create a flat buildable surface, tennis courts and like facilities are not permitted.

3.1.5 EASEMENTS AND UTILITIES

Where driveway and utility easements have been established across some Lots to facilitate
access, utilities and drainage and the maintenance thereof, there shall be no grading, site
Improvements, or landscaping undertaken that may damage or interfere with the matters
addressed by the easements. Re-vegetation shall be required for all areas within easements that
have been disturbed during the installation of individual residential utilities and access.
Connections to all utilities including water, sewer, cable, electricity and telephone, shall be
installed either underground or at the surface level in accordance with suggested installation
details that may be provided by the Approving Authority”). Utility connections from main
service lines to individual buildings shall be located under driveway alignments (or where
necessary at the surface immediately adjacent to the driveways) or within the rights of way or
easements established for that purpose at the time of creation of the Lots, or as otherwise
approved by the Approving Authority, so as to minimize disruption of the site and existing
vegetation.
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3.1.6 FIRE PREVENTION SPRINKLERS

The principal building on the Lots must be equipped with an operable system of fire prevention
sprinklers of at least a residential standard to help control fire, and the principal building on those
such Lots may not be occupied unless it is so equipped. In addition, the sprinkler system must
comply with any relevant standards identified by Bowen Island Municipality in a bylaw or
covenant applicable to a Lot. This restriction applies to all new principal buildings.

3.2 ARCHITECTURAL DESIGN GUIDELINES

While the architectural design guidelines for Arbutus Ridge call for strict retention of the
existing natural site conditions, many opportunities are available to add character and interest to
buildings. Buildings in Arbutus Ridge should be enriched by the introduction of well articulated
building details such as features accenting door and window openings, balconies, railings,
dormers, gables, decks, terraces, verandas, fireplaces, chimneys and feature lighting. Building
details should be consistent with the overall architectural style in their origin and interpretation
throughout the building, and should be crafted in a design vocabulary appropriate to the region.

A high level of architectural design is expected, to illustrate a pride in ownership and to help add
value to the properties of Arbutus Ridge. Buildings should enhance view opportunities, provide
good sun exposure and minimize negative visual impacts.

In addition to detailing, major architectural features of buildings in Arbutus Ridge should be
strong, with substantial walls and ample roof overhangs. Use of natural stone on exterior walls is
encouraged, to express mass and to create the appearance of a building that has grown from its
site. Balanced heavy timber elements are also encouraged. Roof pitches should be comprised of a
major pitched roof plane with secondary roof planes. Consistent use of similar exterior materials
and colours will assure visual compatibility and help establish an image of lasting quality.

The following architectural guidelines outline specific design considerations to be addressed
during the design process. Issues of sustainability, environmentally sensitive building
techniques, building technology, security and the environment are all important contemporary
issues to consider. A successful design will reflect the desired design style while responding to
specific site conditions.

3.21 BUILDING FORM AND MASSING

The apparent size and scale of buildings should be appropriate to the site and the adjacent
properties. The maximum gross floor area of the principal building on each Lot can not be
greater than 2600 square feet, excluding garages, porches, verandas, balconies, and terraces. The
facades of the principal building facing the access road should both be treated as front elevations
for the purposes of facade design. Building masses should step with the terrain and use strategies
that allow the building to be kept to a perceived two-story mass from the driveway side of the
building. Incorporating the second floor within the roofline is encouraged and, if applicable,
incorporating the third floor within the roofline is required. Generally, the main eave line of any
building should be no higher than two stories from main floor grade; however, minor exceptions
may be approved by the Approving Authority. The building should be designed to complement
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the natural conditions and characteristics of the site. The building design should reflect a
relatively simple mass with varying degrees of secondary massing and facade articulation to give
a unique expression of interest and craftsmanship. The individual components of the massing
(roof/wall/windows, etc.) should be given substantial consideration to create a composition
which is interesting, varied and well proportioned.

3.2.2 ROOFsS

Roof design is important as it provides a strong unifying characteristic between buildings
comprising a given project. The use of consistent roof forms and materials is also an important
element of the building design. Roofs within the Arbutus Ridge area should consist of a simple
pattern of sloping roof forms and a limited palette of materials and colours. Roof forms should
be reasonably broken up to reduce the apparent mass of the building. Varied roof heights are
encouraged for different elements of the roof composition to respond to the mostly sloping sites.
The overall roof form should be limited to gable, hip and possibly shed type roofs. Flat roofs
may be used as part of “green” roof construction, meaning a specially constructed roof surface
planted throughout with living landscape material. Roof types that are not permitted include
false mansard, curvilinear and domed roofs. Roof forms should be designed with regard to solar
orientation, in addition to reflecting the design style. Ample roof overhangs (min. 18 - 24”) are
encouraged.

In order to assure interesting form and reduction of visual scale, roofs should be comprised of
primary and secondary roof planes. The composition, scale and proportions of secondary roofs
should be compatible with the primary roof form. The roof pitch of secondary roofs should be
complementary to the primary roof, but may vary from that of the primary roof. Roofs should
have a maximum pitch of 18V:12H.

Roof dormers are an important element of the building design when utilized. Dormers should be
designed and located relative to the overall proportional balance of the roof and building.
Dormer roofs may be gable, hip, or shed. Shed-roofed dormers should not exceed a total of more
than 2/3 of the primary roof plane. In order to effectively break up the apparent mass of the
overall structure, the front face of large dormers should be recessed meaningfully from the plane
of the building wall below.

Skylights are permitted provided that they do not create issues of privacy, overview or excess
ambient light or reflection, but should be limited to side and rear planes of the roof where
possible.

Elements projecting from roofs, such as flues, vents and mechanical equipment should be
designed to be compatible with the primary roof, to minimize roof clutter and to avoid visual
distraction. Flues and vents should be consolidated and enclosed in a structure compatible with
the overall roof form. In the event that the consolidation and enclosure of all flues and vents is
not feasible, the Approving Authority may approve unenclosed flues and vents provided they are
small in size and painted appropriately.

Roofing materials should complement the natural setting. Roofing materials should be visually
compatible with the wall cladding, with the superior quality of the neighbourhood and with the
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natural surroundings. Roofs shall generally be constructed of the following materials: cedar
shakes or shingles, natural slate, or copper or other metal of a minimum 24 gauge in muted tones
and having a profile and standing seam pattern acceptable to the Approving Authority. Similar
alternative materials may be considered in the absolute discretion of the Approving Authority.
The Approving Authority also encourages the use of green roof technology.

All soffits and trim shall be compatible with the colours and materials of the rest of the building.
All exposed roof and vent flashing, gutters, downspouts, and other miscellaneous metal roofing
devices shall be compatible with the colours and materials of the building and of the surrounding
environment in general.

3.2.3 EXTERIOR WALLS

The use of a relatively limited range of exterior wall materials and colours will assure overall
compatibility throughout Arbutus Ridge. Exterior walls should be characterized by strong,
simple forms constructed of wood, stone, brick or concrete. Exterior walls should visually
emerge from the ground, express mass and convey a sense of strength and permanence. Walls
can be complemented with materials of the local region, such as wood and stone. Wood should
also be considered in expressive forms such as exposed trusses, extended rafters and purlins,
timber framing, balconies, doors, and sheathing on soffits and fascias, dormers and gables, and
similar areas.

The visual scale of large wall planes should be reduced by techniques including changes in wall
surfaces, offsets and the placement of windows and doors. Large monolithic structures and
expansive, uninterrupted wall planes should be avoided.

Acceptable exterior wall materials include wood and stone and brick. Stucco may not be used
except in secondary wall areas and in accordance with the Approval of the Approving Authority.
Stone shall be used as an expression of mass; heavy timber framing may be used to express
form; wood siding and cedar shingles may be used for exterior sheathing; and board trim may be
used for detail such as fascia, eave, corner, and window trim.

If wood siding is used, siding of cedar shingle, shiplap, tongue and groove, or board and batten is
appropriate. Heavy timber, logs, and glu-lam beams can be used to express the structural
framing of the building, particularly as trusses, lintels, sills, beams, purlins and rafters. The scale
of these members should be consistent with their structural purpose. Connection details should
be done as design features.

Stone provides a physical link with the natural characteristics of a site and also serves to visually
anchor a building to the ground. When used, stone should be incorporated around the base of a
building to establish a strong sense of mass and permanence. Stone should be of an indigenous
regional source and shall be laid on a random pattern with subtle horizontal coursing. The use of
stone material with relatively flat surfaces is encouraged.

When “mass” walls of stone are applied, lintels and sills at door and window openings should be
used. These lintel and sill members should be detailed and proportioned so as to appear
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structurally sound. Lintels may be made of hewn timber, logs, or cut or natural stone. Sills may
be made of cut or natural stone, or concrete.

In order to define the design theme and establish continuity between buildings, exterior wall
materials are generally limited to the materials described above. Materials other than those
specifically listed may be approved by the Approving Authority in its discretion.

The following materials are not permitted on the exterior of buildings in Arbutus Ridge:

plastic or vinyl materials (siding, doors, etc.);

siding of aluminum or other metal, asphalt

cinder block other than approved forms of split face blocks;
ceramic tile;

plywood,;

3.2.4 EXTERIOR TRIM

Exterior trim may be applied to windows and doors, gates, balconies and railings, deck and patio
surfaces, chimneys and dormers, corbels, artwork, and lighting. Details should be consistent in
their origin and interpretation throughout the building.

3.2.5 WINDOWS & DOORS

Windows and doors offer the opportunity to provide individual character and refinement of scale
by introducing openings and patterns on walls. Consideration should be given to locating doors
and windows to establish order on primary facades while being responsive to interior functions,
privacy and view opportunities as well as to privacy on other Lots.

Windows within wood walls may be used as single openings or in combination to create a
transparent wall between well-proportioned timber framing. Windows within stone walls should
be set within the wall and should not appear as repetitive, linear rows of continuous windows.
“Curtain wall” windows are generally not encouraged. Bay windows may be used to enhance
views and provide interest to exterior walls. Trapezoid windows and other unusual shapes are
not encouraged.

Wood windows are encouraged. Superior quality metal clad wood windows may be used.
Window casings should be made of wood with exterior finishes stained or painted. Mirrored or
reflective glass is prohibited.

Exterior doors must be made of wood. Hardware for exterior doors and windows, including
hinges, latches, handles, and pulls, should be designed with artistic expression and constructed of
superior quality materials which complement the building design and finishes.

3.2.6 BALCONIES AND RAILINGS

Properly located balconies can provide pleasant outdoor spaces. Balconies can either be recessed
into the wall mass or projected from exterior walls. Balconies should be sized to individual
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rooms or functions within the building and should be proportional to the overall exterior
elevation of the building. Balconies should be located and designed giving consideration to
privacy on other Lots.

The underside of projecting balconies, if visible from outside the Lot, shall be finished with
wood siding or other exterior wall materials to match. For structures proposed to be supported
wholly or in part on stilts or similar supports, if visible from another Lot, the wall area beneath
the floor level shall be enclosed and clad in a manner to resemble a habitable area and in a finish
consistent with the rest of the building or structure or shall be covered by landscape screening

Wood or metal balcony railings may be used and shall be crafted as significant design details.
Simple production railings shall not be approved. Balconies enclosed with solid walls and the
use of wood framing material on balcony railings are not permitted unless properly detailed and
approved by the Approving Authority.

3.2.7 FOUNDATIONS

The essential objective of the design process is to create a close integration of the building with
its site and landscape. On sloping sites, foundations should be stepped with the contours to avoid
high foundation walls or retaining walls or extensive cut and fill slopes. Where posts and
footings are utilized in lieu of foundation walls and are visible from another Lot, the space
between posts shall be enclosed and clad in a manner to resemble a habitable area and in a finish
consistent with the rest of the building or structure or shall be covered by landscape screening.
Building foundations should be designed to visually line up with the landscape walls in order to
reinforce the visual harmony between buildings and the landscape.

3.2.8 CHIMNEYS

Chimneys are a strong visual element of a home and should be designed in relationship to the
form and materials of the building. Chimneys should blend with the house and roof materials
and must connect with the finished grade of the lot. Stone exteriors are encouraged and shall
incorporate cut stone caps, concrete or decorative metal spark arresting “roofs”. Wood frame
and wood or stucco clad chimneys are not permitted. Fireplace flues as well as mechanical flues
and vents should be consolidated and enclosed within the chimney. All chimneys shall have
spark arrestors made of metal and be of sufficient size to screen individual flues.

3.29 VENTS

All roof vents should be located on roof surfaces sloping toward the rear of the building,
wherever possible and painted in a colour matching the roof. Attic ventilation openings,
foundation or under-floor vents, or other ventilation openings in vertical exterior walls and vents
through roofs should not exceed 144 square inches each. The vents should be covered on the
inside with noncombustible mesh with openings not to exceed ¥ inch.
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3.2.10 EXTERIOR COLOURS

The overriding principle for the exterior colour of buildings is to create within Arbutus Ridge a
community of buildings that are in visual harmony with the terrain and vegetation of the natural
landscape and with each other. All colour schemes must be submitted to the Approving
Authority and approved by the Approving Authority in its absolute discretion. Earth tone colours
are strongly recommended.

The use of colours from historical palettes of such manufacturers as Benjamin Moore, Para, Pratt
& Lambert and Farrow & Ball are encouraged. Accent colours can be used to bring interest and
individual identity to the buildings. Colours which relate to natural flora of the site area can be
effective as accent colours contrasting the more subdued tones of the overall building.

3.2.11 ENERGY AND RESOURCE CONSERVATION

Buildings should be designed to conserve energy throughout the life of the structure based on a
“life cycle cost” approach. The following principles are encouraged in the architectural design:

e Solar heating and cooling: passive design should consider window size and materials,
orientation, and shading devices; direct solar gain surfaces should be considered for south
facing areas.

e Entryways should be protected from wind exposure.

e Openings in exterior walls should be thoroughly caulked and sealed.
e Air and filtration barriers should be used on all outside walls.

e Hot water pipes should be insulated and not located in exterior walls.

e Rainwater harvesting systems and cisterns are encouraged for separate secondary water
uses such as landscape irrigation.

e Any sprinklers for watering of the landscape should only be connected to rainwater
collection systems.

e Use of water conserving plumbing fixtures is encouraged generally and toilets must be
limited to low flow tank capacity and flush. The volume of liquid waste discharged into
the plumbing system connected to the septic field shall comply with the design criteria
for that system.

e No garburator or other garbage disposal unit may be discharged into or installed as part
of a plumbing system such that it will discharge ground waste into the plumbing system
connected to the septic field.

e Use of energy efficient appliances and lighting and fixtures is encouraged.
3.212 STORAGE AND WASTE COLLECTION

Enclosed or screened storage areas shall be provided for items such as garbage containers,
propane tanks, tools, maintenance equipment, patio furniture, recreational equipment, compost

Arbutus Ridge at King Edward Bay Building Scheme - Free hold Lots
GENERAL/70629.019/10498486.1



- Page 18 -

piles and firewood. Storage, service and work areas should be located so they are not visible
from other Lots unless they are in screened storage buildings or service yards. Storage buildings
and service yards should be within or proximate to the approved building site or detached garage
location. Enclosures or screens shall be compatible with the overall style, form and material of
the principal building. Refer to Retaining Walls, Landscape Walls, Fences & Screening sections
of the Landscape Design Guidelines for specific screening guidelines. Enclosures for garbage
containers shall be provided and shall be designed to prevent access by wildlife and domestic
animals.

3.2.13 SEWAGE DISPOSAL

Lots that are serviced by individual septic systems, must be designed and operated pursuant to
requirements of the Vancouver Coastal Health Authority. The sewage disposal system design
shall be based on the Bowen Island Municipality Subdivision and Development Servicing Bylaw
No. 447, 2017. The technical specifications for the installation of the sewer system and
associated infrastructure shall be based on the Master Municipal Construction Documents
(MMCD), Platinum Edition.

3.3 Landscape Design Guidelines

The goal of landscape design within Arbutus Ridge is to integrate new planting features with the
inherent scale, form, massing, colour and texture of the present natural landscape. The natural
landscape of Arbutus Ridge is defined as coastal bluff terrain and vegetation. The landscape
theme should further the natural characteristics of the site through the use of natural materials
that are an outgrowth of their setting. Landscape design shall consider the long-term
preservation of view corridors established by the Developer at the time of purchase for benefit of
the Lots. A landscape design plan to complement the native landscape area described below shall
be prepared for the Approval by the Approving Authority for the areas of the Building Envelope
not occupied by building.

3.3.1 NATIVE LANDSCAPE AREA

For the purposes of this section, other than in respect of the prohibition on topping, the term
“tree” refers to a living tree located on a lot and having a trunk or stem with a diameter,
measured 1.4 metres (4.6 feet) above the existing grade of the ground adjoining its base, of 25
cm (9.8 inches) or greater, but does not include a tree which is located near a driveway which
must be limbed or removed to make way for an Improvement which is consistent with or has
been approved by the Approving Authority under these Design Guidelines.

Following the initial clearing and thinning of trees completed by the Developer, no further trees
may be removed for or by Owners from their Lots or otherwise cut, cut down, topped, knocked
down or substantially limbed without the prior Approval of the Approving Authority, which may
be arbitrarily withheld. The Approving Authority should not unreasonably withhold or delay
Approval for the removal of hazardous trees. The natural mature existing trees must be
preserved wherever possible. Owners are encouraged to retain all trees. Tree felling and removal
shall be scheduled to take place between August 16 and February 1 to avoid bird nesting season.
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Trees should be marked prior to removal and inspected by a qualified environmental professional
to confirm that they do no contain any nests of owls, hawks, eagles or herons. Topping of trees
is prohibited except where Approval is obtained on a case by case basis by the owner of that Lot
from the Approving Authority, acting in its absolute discretion, in order to permit the retention of
a significant view from any principal residence toward the sea, where that view was existing at
the time of the filing of this Building Scheme in the Land Title Office and where the topping
does not materially impair the quality of the overall tree canopy or understory. Preservation of
trees is fundamental to preventing soil erosion, reducing wind-throw and retaining slope stability.
Further reasons to retain all the natural vegetation, including trees, are to enhance the overall
setting, to complement the natural topographic features and rock outcrops, and to achieve
privacy and visual separation. Understory and trees should be retained as buffer zones between
building sites, driveways, accessory buildings, gardens and other Lots and properties adjoining
the Arbutus Ridge community. Vegetated buffers should be retained along roadways to soften
the appearance of buildings from the roads. The width of the buffer zones shall be determined
by the Approving Authority on a site-by-site basis giving consideration to topography, existing
trees, the livability of the Lot, views, sunlight access and the siting of existing and potential
buildings.

All portions of the native landscape area that are disturbed during construction shall be re-
vegetated with plant material indigenous to Bowen Island or as listed on Exhibit “I” attached
hereto. The introduction of other plant materials into the native landscape area is prohibited
without Approval by the Approving Authority. Plants used for re-vegetation should be selected
according to the micro-climatic conditions, natural vegetation patterns, plant geography, plant
associations and plant coverage patterns of the existing vegetation on the site. Areas of exposed
soil should be revegetated as soon as possible after construction and irrigated as necessary.

If irrigation systems are to be installed, above ground (drip only) systems are permitted, subject
to written Approval of the Approving Authority, and the use of low water usage plants and
moisture sensors on irrigation systems is encouraged. The use of rainwater collection systems
for all irrigation systems is required.

3.3.2 RETAINING WALLS, LANDSCAPE WALLS, FENCES & SCREENING

Retaining walls, low landscape walls, fences and other screening elements are permitted to
facilitate changes in grade and to define exterior living spaces. The location and alignment of
such features should be determined based on site contours, natural features or man-made
improvements.

To maintain the continuity of the natural landscape, perimeter (Lot property line) walls, fences
and other screening elements are not permitted except in tight spaces for limited distances where
necessary to achieve privacy or for issues of safety. A wall or fence or other screening element
must in any event comply with the following:

a) the location of the wall, fence or other screening element shall be: (i) not less than
twenty-five (25) feet from the nearest edge of any roadway and not less than
fifteen (15) feet from the nearest edge of any established path.
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b) any such wall, fence or other screening element shall be of one or more common
designs prescribed or approved by the Approving Authority; and

C) the landscape plan shall provide for plantings which can be reasonably expected
to obscure, within two (2) years of planting, at least 50% of that portion of the
wall, fence or other screening element which is visible from another Lot.

In most circumstances, storage, service, work and parking areas should be screened.

Walls, fences and other screening elements shall be set back at least ten (10) feet from the
nearest edge of any driveway which is used to access more than one Lot.

Materials used to construct landscape walls, fences and other screening elements shall be
consistent with the architectural materials, textures, and colours used on the main building, and
generally should be constructed of wood, stone, or concrete with a stone veneer. The use of
stucco is not permitted. Limited areas of deer fences may be constructed of other materials
subject to the Approval of the Approving Authority. Stone should be of an indigenous regional
source and shall be laid in a pattern matching building construction. Landscape walls should
emerge from the ground and convey a sense of strength and permanence.

Unless otherwise approved by the Approving Authority, the maximum vertical face for
individual retaining walls shall not exceed six (6) feet above finished grade. It is recommended
that terraced retaining walls be used for extreme grade changes. Terraced retaining walls should
be designed with a minimum of three (3) feet from the back of the lower wall to the face of the
upper wall in order to allow for the use of plants between terraces.

Fences or screens used to screen storage, service, parking and work areas should not exceed six
(6) feet in height except where necessary to screen larger items such as recreational vehicles.
Free standing low landscape walls used as a transition or to define outdoor spaces should not
exceed four (4) feet above finished grade. Retaining walls above 4 feet in height will not be
permitted except where there are extraordinary site conditions and with the specific Approval of
the Approving Authority. Where the topography requires the support of retaining walls in excess
of 4 feet, two or more retaining walls are recommended, each to be separated by a horizontal
spacing of at least 2 feet with an appropriate architectural surface treatment or landscape planted
between the walls.

Where a wall, fence or other screening element is visible from another Lot, the landscape plan
shall provide for plantings which can be reasonably expected to obscure, within two (2) years of
planting, at least 50% of that portion of the wall, fence or screen which is visible from another
Lot.

3.3.3 TERRACES, PATIOS, WALKWAYS & DECKS

Terraces, patios, walkways, and decks can serve as an effective transition between the mass of a
building and the topography, vegetation, and other natural characteristics of the site as well as
the location of interior spaces. On above-grade decks, support columns and visible underside
decking shall be finished to match materials used on the principal building. Acceptable paving
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materials for terraces, patios and walkways include flagstone, sandstone, cobblestone, and
concrete pavers. For walkways, wood, crushed limestone or other compactable aggregates are
acceptable. Terraces, patios, walkways and decks should be located giving consideration to
privacy on other Lots. Open structures such as trellises and pergolas shall be allowed in
connection with terraces, patios, walkways and decks.

3.3.4 DRIVEWAYS

Driveway access points, or shared driveways, shall be kept to a reasonable single car width and
shall be located together with the driveway alignment in general accordance the concept plan
prepared by the Developer but in any event shall be shown on the site plan and be subject to
Approval by the Approving Authority.

Impermeable driveway surfaces should be avoided to the extent practical, the use of road
surfacing methods that retain the permeability of the travelled surface is encouraged in
driveways and parking areas. Appropriate surfaces for driveways include paving stones,
cobbles, interlocking brick, Chip Seal and crushed limestone or other compactable aggregate.
Asphalt and concrete shall be considered if appropriate to a specific situation, such as in areas of
steep grades.

3.3.5 LIGHTING

The intent of lighting guidelines is to maintain the rural character, preserve the night sky and
protect neighbouring properties from bright lights and indirect light sources. Exterior lighting
shall be limited to identification signs, security and safety lighting, accent architectural lighting,
and landscape lighting. Driveways, porches and patios, entrances and pathways may be
illuminated for safety and security. Lighting shall be installed such that the direct light source is
not visible from neighbouring Lots.

3.3.6 PLANT MATERIAL

Attached as Exhibit “I” is a list of plants, which are indigenous to or typically do well in the
Bowen Island climate and are available from nursery suppliers. The plants listed are meant to
blend with the natural landscape of the Bowen Island area. The list is indicative and does not
cover all plants available or suitable. All plant material must be selected from the plant list in
Exhibit “I” in order to preserve the indigenous species inventory on Bowen Island. Non-
indigenous plants and species may be used in containers or pots.
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4.0 DESIGN REVIEW AND CONSTRUCTION PROCESS

This section forms an integral part of the Design Guidelines for Arbutus Ridge and sets out the
process and mechanisms by which the Design Guidelines are to be implemented.

NOTE that this process and any approvals granted by the Approving Authority do not permit the
Owner to commence construction, and are required before the Owner can apply for a Building
Pernmit to the Bowen Island Municipality.

The following pages outline the five steps in the design review and construction process:

Step 1:  Pre-Design Meeting

Step2:  Design Review

Step 3:  Pre-Construction Conference

Step 4:  Construction Drawings/Technical Review

Step 5: Final Site Review and Certificate of Building Scheme Compliance

The Approving Authority or its appointed agent or nominee, such as a designer, will conduct the
design review, hold meetings and grant any Approvals as to building scheme compliance, and
such an agent or nominee may require a design review fee to be paid in advance at the prevailing
rates by the applicant Owner (unless otherwise agreed with the Approving Authority) in order to
defray the costs of reviewing submissions, site visits and building reviews.

STEP ONE: PRE-DESIGN MEETING

The purpose of the Pre-Design Meeting is to discuss these Design Guidelines and the Owner’s
development objectives. It is recommended that the Owner’s design team attend this meeting,
and that the meeting be held prior to initiating any formal design work on the project. Other than
the design review fee, there are no formal submittal requirements for the Pre-Design Meeting.
The Pre Design Meeting will include a site visit to the subject Lot to identify the site-specific
characteristics to be addressed.

The Pre-Design Meeting will address the following:

property boundaries;

preservation areas;

utilities and easements;

site specific characteristics and design opportunities;

preliminary design concepts;

architectural design, site planning, and landscape design regulations;
design review and approval process;

other relevant design considerations and regulations.

STEP TWO: DESIGN REVIEW

The purpose of the Design Review is to address the design of the proposed site, building and
landscape Improvements. See Section 5 (Design Review Checklist) for a checklist of Plans and
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Specifications and other items required for the Design Review. The Approving Authority shall
make itself available for a Design Review meeting within 14 days of its receipt of the required
Plans and Specifications.

Although not required, preliminary design drawings (11” X 17”) and other preliminary design
concept materials may be submitted to the Approving Authority for one interim review prior to
the applicant proceeding with the preparation of final design drawings for the Design Review
Approval.

Upon receipt of the required Plans and Specifications, the Approving Authority shall contact the
Owner to arrange the location and time of the Design Review meeting. The Owner or the
Owner’s representative shall attend the meeting to present the proposed project concept and
design and to address any questions regarding the proposed Improvements. If the Approving
Authority rejects the concept and design, the applicant may revise and resubmit to the Approving
Authority.  Applicants who receive final Design Review Approval may proceed with the
preparation of construction drawings.

STEP THREE: PRE-CONSTRUCTION CONFERENCE

Prior to the Construction Drawings/Technical Review described below, the general contractor
shall meet with a representative of the Approving Authority to review construction procedures
and requirements. The Owner and the Owner’s general contractor are responsible for the actions
of all sub-contractors and personnel related to the project. The Owner or the Owner’s general
contractor shall provide a detailed construction plan which identifies the areas to which all
construction activities shall be limited, measures to protect existing vegetation, areas of
disturbance, limits of excavation, erosion control, temporary access drives and parking areas, and
the location of temporary structures, chemical toilets, dumpsters, material lay-down and staging
areas, and construction signage. The construction plan shall be submitted as an element of the
final plan review. Written Approval of the construction plan concept shall be obtained from the
Approving Authority prior to initiating construction.

STEP FOUR: CONSTRUCTION DRAWINGS/TECHNICAL REVIEW

Construction drawings shall be submitted to the Approving Authority following final design
Approval. A comprehensive set of construction drawings shall include, but shall not be limited
to, final grading plans, foundation plans, floor plans, roofing plans, elevations, all relevant
specifications and material schedules, and the construction plan.

The purpose of the Construction Drawings/Technical Review is to check that all aspects of the
final construction drawings are consistent with the plans approved by the Approving Authority at
the Design Review stage and as a final technical review for compliance with these Design
Guidelines . The Construction Drawings/Technical Review requires no formal meeting with the
Approving Authority. If the construction drawings are consistent with the plans approved by the
Approving Authority at the Design Review, the Approving Authority shall notify the Owner in
writing within seven (7) business days. Construction drawings that deviate from the plans
approved by the Approving Authority at the Design Review may be rejected by the Approving
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Authority in its discretion. In such cases, the Approving Authority shall provide a written
statement describing why the proposed construction drawings were not approved.

The architectural construction drawings shall be prepared and sealed by an architect registered
and licensed in the Province of British Columbia, or otherwise in accordance with the
requirements for building permit applications for Bowen Island Municipality or any other
authority having jurisdiction. Landscape drawings shall be prepared and signed by a landscape
architect or landscape designer. The Approval at the end of Step Four constitutes final written
Approval by the Approving Authority with respect to the Plans and Specifications for the
proposed Improvements as the prerequisite for application for a building permit from Bowen
Island Municipality or another authority having building permit jurisdiction for the Lot.

STEP FIVE: SITE REVIEWS & CERTIFICATE OF BUILDING SCHEME COMPLIANCE

In order to receive a Certificate of Building Scheme Compliance following the Approval under
Step Four, three stages of site review by the Approving Authority are required as set out below.
Once an Approval has been sought from the Approving Authority, the Approving Authority or
its designated employee, nominee or agent may at any time, without notice, during regular
business hours, enter onto a Lot for the purpose of determining compliance with and enforcing
the provisions of these Design Guidelines and, when required, to give notice to the Owner of
noncompliance with these Design Guidelines. Despite the above, the absence of such site
reviews or notifications during the construction period shall not imply Approval of the work in
progress or compliance with these design regulations. The Owner (directly or through the
Owner’s builder or general contractor) is responsible for scheduling site reviews and building
scheme compliance reviews with the Approving Authority and receiving written Approvals from
the Approving Authority at three critical stages, being before, during and upon the completion of
construction, as follows:

Site Layout Review: Scheduled to occur prior to the start of construction, the purpose of this site
review is for the Approving Authority to review with the project contractors the proposed
locations of building corners, driveways and parking areas, patios, any necessary approved cut
and fill areas, and existing natural features of the site to be protected during construction.
Construction may only proceed upon receiving an interim written Approval from the Approving
Authority as to siting and layout.

Framing Review: This site visit must occur when there is substantial completion of the framing
of all exterior walls and roof systems of the principal building. The purpose of this site review is
to confirm that the location and overall form of the principal building is consistent with the plans
approved by the Approving Authority and that all construction impact mitigation has been
implemented. During the framing review, any additional site planning matters may also be
reviewed. Upon satisfaction as to consistency thus far with the plans approved by the Approving
Authority, the Approving Authority will provide a further interim written Approval from the
Approving Authority.

Final Review: The final site visit shall be scheduled to occur upon the substantial completion of
all construction, landscaping and site work. In order to receive Final Review Approval, all
aspects of the proposed Improvements (other than landscaping) must be completed. The road
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cuts and all sewer and water line and tap installations will also be reviewed, if not installed by
the Developer. Upon satisfaction as to consistency at Final Review with the plans approved by
the Approving Authority, the Approving Authority shall issue a Certificate of Building Scheme
Compliance for the relevant Lot. The Final Review Approval and Certificate of Building Scheme
Compliance from the Approving Authority shall be obtained prior to the applicant seeking a
Certificate of Occupancy from Bowen Island Municipality.

5.0 DESIGN REVIEW CHECKLIST

The Plans and Specifications provided to the Approving Authority with respect to each
Improvement on a Lot must include all the information listed below in this Section 5. Set out
below is a checklist of Plans and Specifications that are to be provided by the Owner to the
Approving Authority for its review and Approval in respect of the design review process. The
Approving Authority reserves the right to request such further and other plans, specifications,
samples or other materials as the Approving Authority may reasonably require, to assist it in its
consideration of the proposed Improvements. The Approving Authority may also waive the
requirement for certain items otherwise required as part of the Plans and Specifications where the
scope or circumstances of the proposed Improvement and application are deemed justifiable.

SITE PLAN - SCALE 1/8” =1°0”

entire property shown

existing grading

all special terrain features to be preserved within the property boundaries shown
easements

required setbacks

edge of pavement

proposed construction activity zone (include driveway access & temporary fencing for
utility trenching)

building footprint

all proposed structures shown with roof overhangs and directions

driveways, parking area(s), paving, and surface materials

patios, porches, decks, terraces, site walls

finished floor elevation of all levels

location and maximum heights of retaining walls

location of all improvements on adjacent parcels

square feet of impermeable coverage

location of previous site disturbances

location of utility connections routes to principal building

filter fencing, drip trenches, and other temporary and permanent best management
practices located and noted

LANDSCAPE PLANS - SCALE 1/8” =1°0”

e Quantities, sizes, species and locations of proposed plants
e location of any enhanced landscape if applicable

Arbutus Ridge at King Edward Bay Building Scheme - Free hold Lots
GENERAL/70629.019/10498486.1
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areas of pre-existing site disturbances

all areas to be re-vegetated

paving, terraces, patios, courtyards, structures, posts, walls

vegetation and trees to be transplanted, with new locations

irrigation system: locations, types, lifetime limit if applicable

decorative material and borders

details or sections of posts, address marker stones, containment devices and any other
elements at scale 17 =1’-0”

e any exterior landscape lighting

FLOOR PLANS - SCALE 1/4” =1°0”

floor area for each level

patios, porches, decks, terraces, site walls
window locations

finished floor elevations

exterior light fixture locations

EXTERIOR ELEVATIONS - SCALE 1/4” =L’0”

minimum of four full elevations

existing and finished grades

plate heights

ridge heights

indication and notation of all exterior material

fenestration and window composition (include garage doors, front door, etc.)
colour rendering on one elevation

obscured elevations

exterior light fixture locations

satellite dish and other appurtenance locations (if applicable)

ROOF PLANS - SCALE 1/4” =1°0”

all roof pitches (framing plans not necessary)

locations of proposed roofing materials

skylights (if applicable)

locations of appurtenances (chimneys, vents, satellite dishes, if applicable, etc.)

BUILDING SECTIONS - SCALE 1/4” = 1°0”

e existing and finished grades
e minimum one for each major structure

LIGHTING

e cut sheets, lamp size intentions and finishes for all exterior light fixtures

Arbutus Ridge at King Edward Bay Building Scheme - Free hold Lots
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COLOUR BOARD AND SAMPLE MATERIAL

e samples of each exterior material, firmly secured to a stiff board (siding, roofing, stone,
non-asphalt paving, flashing, trim), with cut sheets showing all exterior doors, windows,
and accents).

Attachments to Schedule A-1:
EXHIBIT “I”: PLANT MATERIAL SUITABLE FOR HOWE SOUND/ BOWEN ISLAND AREA

Arbutus Ridge at King Edward Bay Building Scheme - Free hold Lots
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End of Document
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Reference: 13-5944

Vi emasl; allardfaceehe.ca
isldpar ki telus net

Storm Mountsin Development Corporation

1130 15" Sureet West

North Vancouver, BU

VI TMY

Attn:  Allard Ockeloen / John Reid

Re: Prefiminary Huzard Assessment
Propased Arbutus Ridge Subdivision
Windjanuner Road, Bowen sland, BC

(X)) INTRODUCTION

As requested, Braun Geotechnical Lid. has completed a prelmunary geotechnical
hazard assessment for the proposed Arbutus Ridge subdivision at a rural screage
(~100 acres) property located on Bowen [shind, BC. The geatechnical work has
been performed m general aceordance with the Braun Geotechmeal proposal dated
May 2,201 3 (Our reference No. P13-3925),

The current scope of work included a geotechmeal hazard assessment, review of sl
amd bedrock  condions based on published and  in-house  geological and
geotechmical infonmation, site reconnatssance mapping, and preparation of an
engneering scope of work for Lot Y rock slope stabilization,

The purpose of the peotechmeal hazard assessment was 1o assess temain hazard
voditions m the area with potential o impact the proposed subdivision and/or o be
wapactsd by the proposed development. The geotechnical reconnmssinee mapping
was carited out o assess slope condiions al the sie in ordir o determine
appropriate geotechnical requirements for avendance and/or mutigatton of wdentitied
hazards, and to assess potential reguitements for detatled analysis of smil and rock
slope stabidsry under both statie and design seismie conditins,

The svope of services wis funtted to the evalugtion of the geotechnical
charactenstics at the site and no consideration has been given 1o any environnwntal
1S5UCS,

The shope assessment work was carried ot n general scvordance with relevant
design methods and selected hazard aceeptabnbity eriteria discussed m the APRGBC
document, “Guidehnes  for  Legislated  Londshde  Assessment {or Proposed
Residential Devetopments i BC (May, 2010). The Tood hazard assessment was
carrted out as a Class 0 level of effort i general accordance with the APEGRC
Document, “Professional Practice Gasdelines = Legnskated Pload Assessments 1n a
Changing Chmate i BC, June 20127 The APEGBC gurdehnes were developed 10
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assist destgners and approving authonties i defiming “safe sie wse™ in accordance with
provineal and municipal reputatory requirements.

Braun Geotechnical should be forwarded the final lot layout and grading drawings when they
become available dnd be provided the oppornumty to comment on potental geotechmceal aspects
of development.

Note that this geotechnieal hazard assessment was generally non-intrusive and s thus considered
prefiminary, The test pit explorairon may encounter unexpected subsurface conditions that may
require addittonal detatled nvesiigation.

.0 SUTE DESCRIPTION AND PROPOSED DEVELOPMENT

The subject site ss approximately rectangular ;v shape with an irregular boundary on the west, and
has maximum overall dimensions of approximately 350 x 800m. The subject site slopes down to
the west, with grades on the site varying from approximately Ll 220m on the east w EL 50m on
the west. It 15 understood that the proposed development meludes subdivision of the parcel into
1) fots, with onsite parkfands, and associated onsite roadways. 1t s understood that the proposed
lots would mclude 116 10 umit housing clusters, with one of the proposed fots meluding 13
cottuge structures.

Fhe northem portion of the subject site 15 located within a watershied aren of King kdward Creek,
approvamately 200m south of the north property e, The southény parton of the site 1s located
withun the watershed of Malkin Creck, and an oftiite creek focated south of the subject sie.

3.0 ANTICPATED SUBSERFACE CONDITIONS
Hased on exposed bedrock outerops dunng the August 29, 2013 site walkover review, as well as
based on a review of published geological mformuton and m-house subsurfice mibrmaton, 1t s

anticaputied tha the study site s underlan by a thin veneer of organie sold and/or granular soils
overlymy mtadt bedrock,

Nete however, that actual subsurface conditions should be confinmed via a test pn exploration,
aed muay vairy from condions inferred during the stte walkover review

LX) GEOTECHNICAL HAZARD ASSESSMENT
4.1 Generul

The geotechmcal hazard agsessment involved coliévtion and review of svailable geotogienl and
geotechnreal formation, review of avatlable historieal govemment air photos, and a site
reconnaissance walkover review of the study site area,

4.2 Desk Study Informuation:

A desk study review of avadable published geological, geotechmical and terram hazsed
mlormation was carmied out and stonical government aenal photographs were obtained and
reviewed.,  The geologeal and gewtechnical information and air photo reviews were carrted out o

masess potenual for past or maptent stope mstatality (Jandsbides, rockfalls) and/or mountain
stream hazards (avalnon Nows, debris flows, debnis floads) w the viciity of the study site.

Avatlable published geologieal information and u-hotse subsurisve informaton indicyted that
the study sie s generally undertam by relanvely shallow bedrock, whieh nay be mantled by
dense granular seils,

A review of hastoncal government wir photos avaufable for e decade and datimg back 1o the
1940°s wis carried out, and the following was noted on or mr the mnmedhate vicinty of the ste:

GENERAL/70629.002/4810379.5
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e (bvious visible features and/or tones to indicate past or ineipient farge scale onsite sfope
movements were not observed on any of the air-photos.  Praperty-scale ground surface
features were generally obscured by tree cover m the reviewed air-photos.

e Obvious vasible features andfor tones 10 indicate past or icipient offsite large scale slope
movements of surfictal slumping i the immediate vicumty of the site were not observed
on the ar photos. Propernty-seale ground surtace features were generally obscured by tree
cover i thwe reviewed air-photos.

e laghier tones, consistent with bedrock outerops exposures, were observed i the reviewed
air-phiotes.

4.3 Site Observations:

A sile reconnaissance of the property was carmied out on August 29%, 2013, 1o assess baseline
condition of the area, und 1 review site slopes for obvious visible evidenee of past or inciprent
sor] movements, The following geotechmcal observations were made:

e Existing rock cuts, roads, and walkways were observed on the site. Vegetation had been
parially andfor completely cleared at portions of the sste.

* In areas that had not been cleared, farge fir and cedar trees were observéd 1o be straght
prowth and vertical.  Geoeral upslope curvature n stands of large trees can be an
mdicator that ground movement Bas oceuned dunng the growth of the trees. Obvious
vistble evidence of general upslope curvoture in mature trees was not toled.

e the wpography of the onsie stope was conststent with anticipated condstions based on
regtonal surficml geology map.  Irregular stopes andfor unusual topography can be an
mdication of past soil movements, Obvious visible evidence of topographie sregulanties
wals not noted.

o {he site was generally observed to be well dauned, Drainage was generally observed to
e uncontined surticial run-plT, with the exception of King Bdward Creek, a shatlow,
bedrack controtled creek focated approxomacety 2000t south of the north property e, It
15 constdered drsnage mny alse include near surface seepage, to be confirmed ag the me
of the wst pu exploration. lregular drainage paerns on slopes can be an indication of
past sl movements. Obvious visible evidence of sregular drimage patierns wiss not
noted.

»  Arews with large angular boulders were observed n the vicmity of sume of the exposed
fractuted bedrock outcrop zones on the southwest comer of the proposed development
{proposed park area and Lot Y, and extending offsite to the we of stope foeated within
propertes frontuig Windammer Road, The geology and angutanty of ohserved boulders
detached from fractured bedrock outeraps were consistent with boulder talug/colluyium
front adjacent upsiope steep bedrock exposures.

o Steep bedrock slopes were also reviewed at Blutt #2 (Lot 23, Lot 1, and Lot 4 The
stopes were noted 1o be homted i height and extent such that the slopes are not
comsidered a0 hasand 0 offsue properties or onsie development, 10 s anbepated that
determimistic ek shope design would he finalized on # case by case bases duning
devetopment of the project.

44 Hazard Assessmont Findings:
the foltowing sections of the Geotechnical Haznd Assessment follow the fornt presenied w
Cave, 1993 Huzard Accoprabtluy Thresholds for Development Approvals by Loval

) ERAUN
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Government, B8O, BC Geologrcal Survey Branch, Open File 1992-15 (Cave, 1993). Addional
nformatton 15 attached as Table 1 and provides some discussion on relative probabibity of
BeCUrmence.

An assessment of flood related hazards was carned out w accordance with the APEGBC
document “Professional Practuce Guidehnes - Legislated Flood Assessments i a Changing
Chimate in BC, June 20127

140 Inundatton by Flood Warters

Fhus section generally refers o development considerations within floodplain areas of major nver
systems such as the Fraser River and uts tributaries.  Flooding of major rivers 15 generally
considered a ‘slow® hazard i that there 13 typreally sutficient warning for evacuation of the flood
area. Inundation by flood watérs unrelated 1o sea level rise 18 nat considered a credible hazard on
Bowuen Island.

Based on g Class ¢ Flood Hozard Assessment (FHA), mundation by {lood waters is not
constdered a credible hazard 1w the propesed development areas of the property.

4.2 Sweant Eroston and Avulsion

[he onsite King Edward Creek was observed 1o be shallow and bediock controtied, and wath
hinwted watershed caplure area i the immedute vicinity of the subject site. Furthermaore, much
of the dramage on the subject sie was observed w be uncontined surficial run-ofT, andfor mferred
near surface seepage,  Additionally, reaches of Matkin Creek located i the vicmity of the study
site were considerdd to be located sutficientty downslope from the bedrock eontrotied site, such
that floading o avalsion of Matkin Creek s not considered a huazard with potential to impact the
study sule.

Basced o a Class 0 FEHA, strean: erosionfavulsion s not considered o be a eredible hazard to the
proposed site develapment

14.3 Debris Flow/Floody

T section refers 1o havands related o onsie or oflsite mountun streams,  As previously
mentoned, due to e limted watershed capture arda of King Edward Creek in the unmediate
victty of the subject site, and due to Malkin Creek being sufficiently downslope Trom the
bedrock controtled site, debrnis flows/Nloods are not considered eredible hoeards 1o the proposed
site development (Class 0 FHA),

L44 Regronal Scale/ Properny-Scale Landstides

A review of svadable regional geological and geotechnical information did niot reveal regional-
scale fandshide aetivity i the wunedinte viematy of the property.  As such, direet unpact {o he
propused subdivision frons regronal scale landshides is not considered 1o be a eredible hazard,

Fhe review of avatlable geological and geotechmeal mtormation was found to be consistent with
areview of lustorical air photographs add with the findings of the site walkover review,

Fhe site watkover review dud not reveal recent shallow soil shide evidence within the proposed
developinent area.

The sie walkover review noted large diameter e and cedar rrees that did not exhibit tilting or
trusih curvature features o suggest past or ongoing soil slope movements.  Further, stands of
mnmatire contfer trees that have becaine re-established on the property are vestcal and stirmight
prowth, Previoos expenence on steeply sloped properties with ongoing soil ereep mssues has
demwnstrated tiat relatively immature second prowth vomifer tree stands can provide rehiable ficld
evidencye of ongoing soif movements {ve. Jack-straw stands or generl upslope tree curvalures)

RAUN
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However, 1t 13 considered that some localized shatlow sloughing of natural surficial soils nmay
occwr dt steep bediock controlled slope locations, especially under penods of extended ramtall.
Shatlow sloughing 1 generally considered nwmsance slope activity that should not impact suitably
located or protected busldings.

In view of the above, there 15 considerad 1o be tess than (1.5% probabidity of occurrence m 50
vears (re. less than 111,000 annually), with respect to direct impact from property-scale
landslide activity.  This assessment corresponds 1o an approval without conditions relatng o the
assessed hazard response (Lo, approval response #1 = Cave, 1993} 4o new residential subdivision
developinents,

£.4.3 Know Avalanche

Dhreet smpact from snow avalanche is not considered a credible hazard 1o the proposed sie
develupment.

4.6 Tsunumi

Direet impact from tsunams activity 15 not vonsidered o eredible hazard to the proposed sie
development.

4.7 Steep Bedrock! Bedrock-Controlted Sopes

Information provided on hidar-hased twpographic mappimg { lm elevaton contourj was used to
focus o review of selected steep slope areas of the swidy swwe.  The review was carried out at
slopes exceeding 60 for obvious visible evidence of past or incipient stope movements and/ or
rockiall activity. Steep slope areas that identified stabiity concerns including associated rock ful
detnvity are discussed m the following secoon,  Remaiming property areas marked as steep
bedrock-conifalled slopes have been detnareated on the location plin (Figure 13-5944-01). These
areas are not vonsidered o pose slope stability or rockfall hazards 1o the development. Hewever,
developunent on or immediately adjacent 1o these areas will require site-speetic comments and
recommendations by o quabified pgeotechmenl consullant with experience m steep slope
development,

448 Rocklall

fhe site walkover Tindmgs revealed evidence of recent détachment areas along portions of thie
expused fractured bedrock outerops located along the southwest corner of the sie {Bluff #)
Lookout park area and ot Y3, and extendmg oflsite to the toe of slope located within properties
tronung Windammer Road.  As such, localized portions of the property are considered to be
located below patential source areas (e, within rock Bl shadow),

e focalized partions have been separated mto the Blutf #1 Lookout park area and Lot Y,

Biutl &1 Lookout Park Aren

At portons of the proposed Bluff #1 park aren located below potentiad source areas, there s
considervd ta be greater than $0% probability ol occurrence 1 S years (Le. greater than 1100
annuatlyl, with respect to diredt anpact from rock$all activity, correspondmg to those portions
clsaificd as nat approvable (Le. approval response #5 « Cove, 19933 for new restdents
developnent,

Althuugh the proposed park aren s nol going to welude oveupred structures as a parl of the

subdivision, 1t s recommended that mabgative measures be aken reduce potential for of¥site
rockfall impacts from onde sotired areas.

Mingative measures slong the southwest property lme below the park area may include but may
nut be fimited to the folliwang

REUBTYECHNIT AL TG
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1. Spot sealmg the exposed fractured bedrack surfaces, and slopng existng ftractured
surfaces back, o as to muunnze or eluninate detachment sources.

3. Removal of exisung rockfall fragments from site slopes that have poteatial to impact
potential development areas and/or existing otlsite structures,

3. Construction of passive rocklall barner structures below the park area detachmsent
SOUrces.

Note that 1f the propesed rockiall barner structure were to be located at the southivest
property hine of the subject site, 1 would reduce potentiat for the offsite downslope
properises fronung Windjammer Road t© bé impacted by rock fragments from onsite
detachiment sources, however, the oflsite properties may stif be impacted by oflsite
detachment sources located downslope of the southwest propenty lme.  As such,
consideration nay be given o placement of the rockfall bamer structure on private
property in the vicimiy of the toe of slope, so as to mnimze potential for the offsite
properties 1o be tmpacted by rockfall fragments trom all slope detachment sources,

4 Niong such that addwonal contemplated buildings are located beyond rockfall runout
below potential rockfall zones,

L Y

it s understood that the proposed Lot Y building envelope s located on a bench area located at
the toe of a steep approxmately east dipping rock slope, and with an approximately cast dipping
slope west and downstope o' the beneh,

The proposed Lot Y bitding envelope area was observed to be within the rockfall shadow of
some locabzed potential rockinll source wreas.  As such, 1 is comsudered that rock slope
stabihation messures van be implemented (determiisue approach),

Rock stope stabthration measures for propased Lot ¥ bulding envelope may include, but may
ot be iimuted to the lollowing:
1. Spot scaling the exposed fractured bedrock Swifaces, and slopmg exising fractured
surfaces back, so as to munumze or elumnate detachment sourevs.

[

Removal of existimg cobblesoulders and small detachments from site stopes that hive
potential o impact the proposed Lot Y huldding envelope.

Y Spot andfor pattern bolang of rock faces 1o ivnnnize potential for planar, wedge, and
rock topplag type rockfall onto the proposed Lot Y bulding envelope.

4. Development of it rockfall catchment area at the tae of the proposed east dipping slopes
west of the proposed Lot Y hutding envelope.

S, Construcnion of a passive rockfall harrier structire along the Lot Y southwest praperty
Iine, béfow Lot Y detachment sousces,

Naote, the proposed puk aren passive rockfall barner structure should be extended 10
melude the Lot Y southwest propenty bine. The barrier structure would reduce potential
for the offsse downstope properties fronting Windpmmer Road to be impacted by rock
fragments from onsite detachmen sources. Simdar to reconumendations provided for the
park area, consideration should be given to placement of the tockfall barrier structure on
prvate property m the smmediate vicity of the toe of slape, so as to mimnize potential
{or the oftsite propertes to be impacted by rockfull fragments from all slope detachment
sources,

: BrauN
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Dretatled assessment asd review of mitigative measures would be camed out on.a case by case
base duning detaded designfeonstruction field reviews. An engineenmg scope of work for Lot ¥
detatled destgn has been provided 1n Section 6.0 betow.

Nuote that a potenal rock fall shadow was observed on the east dippimg slopes east and downslope
of the proposed Lot Y building envelope, Currently, there s ho development proposed east of the
proposed Lot Y building envelope. However, i such development 1s proposed, specific
mihiganve and/or avoidance measures would need 1o be consadered.

A48 Summary

Geotechmeal hazards considered for the study sue area included inundaton by flood waters,
streamy erosion and avulsion, debris flows and floods, farge/property svale landshdes, snow
avalanche, tsunamy, and rock tall,

Inundation by flood waters, stream erosion and avulsion, debns flows and Noods, regional scale
tandshides, tsunain, and snow avalanche were not considered credible geotechnical hazards ar the
study stte location,

Far the development area m general, there 15 considered 10 be less than 0.5% probability of
ocearrence m S0 years {Le. less than 110,000 annually), with sespect to direet mpact from
property-scate landshide activaty, corresponding to an approval withour conditions relating 1o the
assessed hazard response (Le. approval response #1 = Cave, 1993) for new residennal subdivision
developments.

At park portions of the site considered susceptible to rockfall, there s considered to be predter
than S0% probability of oceunence in S0 years (e, less than 11100 annually), with respect w
direct mipact from rockfall sctvity, corresponding o hot approvable (e, approval response #3 -
Cave, 1993) for pew residentinl developoweat. As such, mitigative or avordance measures should
be consrdered 1o reduce potentl impacts of rockfall from source areas of the subject site onto
offsite downslope properties frontng Windpmmer Road.  Steep bedrack comrolled slope areass
with asseciated onste/offsie rock(all hazard areas, as well as proposed onsite/ofisse cachment
structuee locattons are shown on the uttached plan (Dwg, 13-3944-01).

tn vtew of the above information and i accordance with the bazard accepinbibity eritena, the
rescining poritons of the subject site are considered safe for development of the subdivision,
subject 10 the siing/mitigative ticasures as discussed in Section 4.4.7 above for Lot Y and the
boulder talus slope below the Blufl #1 lookowt park area.

A formal geotechnicl hazard statement that meets the requerements of Section 86 of the Land
Frtde Act 1s provided m Seetion 5.0 below.

S0 GEOTECHUNICAL HAZARD STATEMEN]

It our opamion that the “land may be used sately for the use mtended,” subject w miigative
tmeasures, as discussed 1 Secton 447 above,  Safe site wse s defined as a rural 10 ot
subdivision, with onsite parkliands, and associated onsite roadways, and with the ptoposed lots
weluding o 10 umt housing clusters, with one of the proposed lots mcluding 13 cottage
structures, ut property locations (or belund protective méasures) such that they aré oot considered
subpect o landshide hazards as desenbed wy the APEGBC document, “Guidehnes tor Legisfated
Landside Assessments for Proposed Residentinl Developmient i Briush Columbig, May, 2010
Safe wse s considered to he m oreference to hazard acceptabulity enteria preseated o the
wovermment document, “Hazard Acceptabidiey Phresholds for Development Approvals by Local
Governmient, 19937 Vurther, a tood hoazard assessswent was éamed out 4t o Class O level of
effort i gencral accordance with the APLEGBC Document, “Professiwonal Practice Gadelines -
Lipnlted Flood Assessments in o Changing Climate w8, June 20127 Geotechmical hazards
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with ‘patential 10 1mpact the project area were considered and metuded mundanon by flood
walters, stream eroston and avidston, debris Nows and Hoods, large/property svale landslides,
snow avalanche, sunam, and rock tall,

Assessment of seismic stope stabtlity has considered slope pedformance for the very rare design
carthguake event (Le. 2% probahility of exceedance i 50 years).

In accordance with Section 86 of the Land Title Act, and Section 56 of the Community Charter
this report bas been signed and sealed by a Professional Engmeer and as such is considered a
“eertified repont” {(APEGBC, 2010).

6.0 LOT Y - DETAIL DESIGN ENGINEERING SCOPE

As discussed i Section 4.4.7, 11 15 considered that speeifie tockfall mimpative measures tor Lot Y
would tnelude spot andfor pattem belting.  Broun Geotechnieal’s enpineering scope of work
waould mnelude, but may not be limted to the following:

s Onsite structural mapping of Lot Y exposed bedrock, meluding jomt sets, jont spacing,
joint condition, alteratson, miill, éte.

o Using napped jomt set data 1o determine kinematicaly possible fatlure modes (1e. planar,
wedge, and/or topple).

o Determuning rock bolt spacing, fength, and type requared to satisly mantmum factor of
safety requirements for potential thilure mixdes.

s Design of catchinent sustable catclient.

o Preparaton of an Engineening Memorandum with specific recommendations tor Lot Y
ruck works stabifization,

o Construction field reviews as required duning Lot Y mitigative works.

A Fee bstimate for the Lot Y mutigative works has been atached for badgeting purposcs,

7.0 CLOSURE

Phas repart should he considered prehimunary and s subjeet o review and revision as seguired,
onee Civil and Grading drawings have been finalized, and upon completion of the test pt
exploration,

This repont s prepared for the exclusive use of Storm Mounuun Development Corporatson and
therr designated representatives and maoy not he used by other parues wuthout the wiiten
pernussion of Braun Geotechnreal, The Bowen Island Mumerpalay may also rely on the findings
of this repart {'the development plans change, or 1if during constriction soil vondittons are noted
o be differemt from those deseribed w this repon, Biaun Geotechnical should be noufied
wnmediately i order that the geotechnical secommendations can be conlirmed or moditied, of
required, Further, this report assimes that feld reviews will be completed by Braun Geotechneeal
dunng canstruction.

fhe site conttuctor shiould make ther own assessinent of subsurtace conditions nnd select the
construction means and methods most approprige W the site vonditions. This report should not
be included m the speaifications without suitable quabifications approved by the geotechnieal
et

RALUN
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Prapuised Arbuins Ridge Subidivigon
Windammer Roud Howen Iskand BC

October 22 2013
Project # 3-5944

The use of thes report s subject to the attached Report Tnerpretation and Limitabons. The
reader’ s attentton s drawn specificatly to those conditions, a8 & conssdered essential that they

be fellowed tur proper use and interpretation of this report

W hupe the abose meets with your requiremicnts
besrate to Contaer the undersigned.

Yours tuly

Braun Geotechnival Lid
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REPORT INTERPRETATION AND LIMITATIONS

1. STANDARD OF CARE

Braun Geotechnical Lid. {Braun) has prepared this report in a manner consislert with generally accepted
angineering consulting practices in this area, subject to the time and physical conslrainls applicable. No
offier warranty, expressed of implied, is made.

2. COMPLETENESS OF THIS REPORT

This Report repiesenls a summary of paper, electronic and other documents, records, data and files and is
nat inlended o stand alone without reference lo the instruclions given to Braun by the Client,
communicalions betwaen Braun and the Client, andior o any olher reporls, writings, proposals or
documants prepared by Braun for the Client selating to the spacific sile described harein.

This report is inlended 1o be used and quoled in its entirety. Any references to this report must include the
whole of the report and any appendices or supporting material. Braun canno! be rasponsible for use by any
party af porfions of this report without reference o (he entire repart.

3. BASIS OF THIS REPORT

This reporl has bean praparad-for the specific site, development, design cbjective, and purpoass described o
Braun by the Client or the Client's Represontatives of Consullands. The applicability and rediability of any of
the lactual dala, findings, recommendations or opinions expressad in this document pertain to B specific
project at described in this repert and are not applicable 1o dny olher piojact of sito, and are vatid anly to the
extent that there has baen no material afteration to or vartation from any of the doscriplions provided to
Braun. Braun cannot be respansitife for use of this repont, or portions thereof, unless we wara specifically
requested by the Client to raviaw and ssvise the Report in light of aey alferations or variations to the project
description provided by the Client.

If the project does not commence within 18 months aof the report daie, the repont may beécome invalid and
further raview may be reguired.

The recommandations of this report should only be used for design. Tha extent of expicration including
numbie of test pits or test holes necessary to thoroughly investigate the site for conditions that may affect
conalruction costs will generally be greater than that requited for design purposes. Contraciors should ly
upon their own explorations and interprotation of the tactual data pepvided lor cosling purposes, equipment
requirements, consiruction technigues, or to establish project schedule.

The information provided in this repoit is based on hmited exploration, {or a specilic preject scope. Braun
cannol accept rasponsibility for indeépendent conclusions, interpretations. intérpolations or decisions by the
Cliant or others based an information containgd in this Report. This restriction of liabllty inciudes decisions
made 1o purchase or sell land.

4. USE OF THIS REPORT

The contents of this repont, including plans, data, drawings and alf other documents induding electronic and
hard copies remain the capyright property of Broun Geotechnical Lid.  Howaver, we witl consider any
reaspnatle request by the Client lo approve the uso of this repart by other partles as “Approved Users.”
With regard 1o the duplication and distribution of this Report or its contonts, wo aulhatize only the Client and
Approved Users to make copies of the Reporl only in such quanlilies as are roasgnably necessary for the
use of this Report by thase parties. The Cliend and “Approved tUsers™ may ol give, land, 468 or otherwase
make this Repon or any peelicn tharecl available o any other party wilhout @xpress writlen parmission from
Braun. Any use which a third party makes of this Report - in i entirety or padions thereo! - is the sola
responsibilily of such third parties, BRAUN GEQTECHNICAL LTD. ACCEPTS NO RESPONSIBILITY FOR
DAMAGES SUFFERED BY ANY PARTY RESULTING FROM THE UNAUTHORIZED USE OF THIS
REPORT

Elgctronic media is susceplibila 1o unauthonized medification or unintended attaration, and tha Client shoutd
not refy cn electronic vereions of reporis of other documents. Al documents should be obtained direcily
from Braun

5, INTERPRETATION OF THIS REPORT

Ciassification and identification of soils and rock and other geological units, including groundwater conditions
hawvo baor based on explorations) performed in accordance with he standards set out in Paragraph 1,
These tasks aro judgementnl in naluro; despita comprohensive sompling and tasting programs properly
pertorniad by experienced persannet with [he sppeopriate equipmant, some congditing may efude detaction,
As such, aft oxplorationa invalve an inharant risk that some conditions will not be detecled.

Furthet, all decuments or records summarizing such exploration will be based on assumplions of whot oxisis
betwoen the actunl points samplod at the lme of the sip exploratian.  Actual conditions may vary

ERAUN Page 10l 2
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significantly batween the points invesligated and alt psrsons making use of such documents or records
should be aware of and accep! this risk,

The Ciient and “Approved Users® accept that subsurface conditions may change with tima and this report
anly represants the scil condiions ancountered at tha Yme of exploration andfor seview. Soil and ground
water conditions may change dus to consltruction activity on the site or on adjacent siles, and also from
ather causes, including climactic conditions.

The exploration and review provided (n this report ware lor geotechnical purpeses only.  Environmental
aspacts of soil and groundwater have not been included in the exploralion or review, of addressed in any
ather way.

The expioration and Repori is based on information pravided by the Client or the Client’s Consuttants, and
conditions abserved at the time of owr site reconnaissance ar exploration. Braun has refied in good taith
upon all information provided.  Accerdingly, Braun cannot actept responsibiity for inaccuracies.,
misstatements, omissions. o deficlencies in this Reporl resulting from misstatements, omissions.,
misraptesentations or fraudulent acls of persons or sowrces providing lhis information.

8. DESIGN ARD CONSTRUCTION REVIEW

This report assumes that Braun will be retained o work and coordinate design and consiruction with ather
Design Professionals and the Coniracter. Further, it is assumed that Braun wilt be retained to provide field
feviavs during construction to confirm adhetence o building code guidelines and generally accepted
engineering praclices, and the recommendations provided in this report.  Fietd services récornmended for
the project represent the minimum necessary to confirm that the work S baing carried out in genaral
conforance with Braun's recommendations and generally accopted engineering standards. R is. tha
Client's or the Client's Contracior's responsibdity to provide timety notice to Braun o carry aut sits reviews.
The Chent acknowlsdges that unsatisfactory or unsafe conditions may be missed by intermittent site reviews
by Braun, Accordingly, il is the Client's or Client’s Caniractor's responsibifity (o inform Braun of any such
conditions,

Work that is covered prior o revisw by Braun may have 1o ba ro-expesed at considerabla cost to the Client,
Raview of all Gaolechmical aspecls of the projec! are required for submittal of unconditional Lotters of
Assurance o iequlatory autherities. The sile raviows are not carvied out for the benefit of the Contractor(s)
and therefora 80 nod in any way offect the Confractor(s) ohigaticns to performn under the terms of hisfher
Contract.

7. SAMPLE DISPOSAL

Braun will dispose of alt samples 3 months after issuance of this reporl, or after a longer period of ime at the
Clierd's exparse if requasted by the Cliant. Al contaminated samples remain the property of the Client and
it wili ba the Client's responsibilily to dispose af thom propery.

8. SUBCONSULTANTS AND CONTRACTORS

Enginearing studies frequently requites hiring the services of individuals and companies with spocial
axporilisa and/or services which Braun Geolochinical Lid. does not provide. These services are arrangod.as
a cenvenienca to cur Clients, for the Chiant's benefit, Accordingly, the Cllent agrees o hokd the Company
harmiese and to indemnify and defend Braun Geatechinical Lid. from and against all claims artsing through
such Subconsuitants or Confraclers as though the Cliant bad retained those services directly. This includes
rrsponsibility for payment of services randered and the pursult of damages for errors, omissions or
negligency by those parties in carrying out their work, These canditions apply to specialized subcansutlanis
ard lhe use of driling, excavation and laboratory lesting services, and any other Subconsultant or
Centraclor

9. SITE SAFETY

Braun Guotachnical Lid assunes rosponsibility for site safoly sotely for the pctivities of our employees or
the jobsite  Tha Client 6r any Contractors on lhe sile vill be responsibla for their own personnel. The Cliend
or his representatives, Contractors of others tefain coniral of the sito. It is the Client's or the Client's
Contrnclors responsibility 1o inform Braun of condilions portaining o the safely and security of the site ~
hazardous or ciberwiso - of which the Clisnt ar Contraclor is aware.

Exploration or canstruction activities could uncovere previously unknown hazardous conditions, malerialy, or
substancas thiat may result in ihe nacessity o undertake smergency procedures to protect workers, the
public or the enviranment. Additicnal work may ba roquited that is outside of any previcusly astablished
butdget{s} The Client agraas to reimbursg Braun for fees and expansos resulling from such discoveries.
Tho Client acknowdedges that some discoveries require that cortoin regulatory bodies be informed. Tha
Cliant agrees (hat notification to such bodiss by Braun Geotechnical LIg. will ot be a cause for gither action
or disgute

LB;: RAUN Page 20l 2
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Fabie |- Relative Terms and Ranges of Annuvaf Probability of Ocveurrence - BC Mok, 2007

Relative Lerm Range of Annua)  (omments
of Probability  Probability of :
Oecurrence (Puy
Very High  »1/20 B, of 120 mdicates the lzand s imminent, and seell within the feume of'a
persom ertypreal stricture, bandshides eccurnng wih a seturn interval of 120
m l:v. Lcmmliv h.:n dcur .xmi rdauwh !rc*sh signs ut dmmhxm

High THN 1o 120 ‘!" of 1100 andicates that thc harard can ha;mcn within the appm\nmlc
lifetime ol a person o tvpreal structure, Landstides are chearly wdenttiable from .
}icpmm .md \c“th 1, bm ay nm .xpp(._\: ln:sl

P ot U’S(XJ mdu.m:s th( :hc hu.ud \mhm a prven hh:t:mc 15 nul hkL % hul
possible. Siens of previous landstides, such as vegetston damage may not be
feanddy moted, $475 15 usend by BU Mmstry of Tansportstion and Highways as
iun peveptable probability of occurrence for hife-threatenmy harards, and 15 usx:d
M Bl Hydm in du*nc xnc il‘:\wn ih«m l n]n;uﬁh- (m d.um

Maderate 1500 s 1100

Law 12500 @ PSon '!' of /wm mdu:m-'- th h.x/urd [EXT umumm \umnuxm:f ‘\ slmxlu
probabidity was atone time used to define the Maximum Credible Larthquake
for dams, but thixs defifition has been dropped. BC Huilding Code 2006 s
adopted the P, of 12478 for sefsmi desgn of butddings 1 2% Probabidity of
Exveedance 130 Yiars)

;

Very Low < L2500
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Table £-1: Types of Flood Hazard Assessmertts for rainfall.and snowmelt-generated floods and ica jam fisods

APEGBC » Jund 2012

GENERAL/70629.002/4810379.5

Ciass | Typical hazard assessment methods and Typleal Deliverablos Applications Return pariods foc Applicalion for
ciimatelanvironmental change ficod hazard maps Development Type
considerstions

o « Sfta vist and Quakialive aasessment of floog | Letier repart of memoraszum with al kast Very iow o5 B .

hazard, wabar lvels and consideration of scour potential mers Lilcting plermit:

o entify any wéry ow Nazarg suraces in the and bank erosign and fioodplaina, ;:zo:;g’emh;x;gu:m“ L
consuMtation ared (4., mver terraces) loss ol ble very ougies hause

« esnmate emsion rates akung nver hanks unlikety

i « aff st was comypleted for Class 0, and Crogs-secons with water laveds, flow Passible 1oss of ife

« possity 1-D rrodeiling, qualitative velocity ana qualitative Sescripbon of even for singla
gescripiion of Ruvial geomonpiue regime at recorded historic events, estimation of homes, scopag
the gite and river stability, field inspachons soCur end Erasion rates where dppropxiate | lavel studies for 20-peie
tor evidenca of previous flaads with maps showing erosian Gver time. Ion:ar 300-year
if signiticant watershed changes {loggng. infrastrucures,
+ kealify upstfaam of doavElfeam mass " 3
m,,‘,tj.",s,‘,’t {vocesses hat cowd change beetls infestations, forest fres) have been | rmines, urban 5’:2;’“"” atrviat b ‘
fload vl {e.g., landslides leacing 1o partis} datected, determing how s may aHec: developments mSma L: n\:.!;nn "
channel blachages, diening water inlo watarshed hydlagy. e ‘;‘;’ on . ’?‘ lots
opposite banks) t single tamily)
s tonduet simple ima s2nes analyss of funoft
cata, neview cimaie change pradictions for
Stuy rayion, Inchxe In dsessment it
conssaered apgqopnate
« QuBntty erosxon rates Dy comparative ar
photogrisph analysis

2 + @1 that wos compiated r lass 1, and Hapy with srea inundated at ddierent Moderate loss

o 1D ot possibly 2-0) moceting, mMoteding of feturn period, Bow velocity, flow depth, poteantial nvers ang
fiuad regine Bad futse wenas in rver beg cetneaton of areas prone o ercsion snd fiodoplawns 20-pear Madium Subdivition”
changes, eraeson hazard maps. gosatbly niver bied elevahon changes, esumates of 200-yaar Subdhviion $10 > 10100
paleotiood analysis er0Gion rates 500 to 1000-year (whese | single tamily lols, new

+ Sama as for Class 1, 800 1acion 1o adjuat appropaste) SUbGhig0ong
or changis i runal or model effects of
climale Changes

3 « 2 mat was compseted for Clazs 1, and Same as %o Clase 2 and formulason of ragh loas potential

+ 20 mddelbng 6F uger-epacifhed dike breach aacision tree fveig and
icenanos, modelling of Suvial geamorpshic fioodplairs 200-yeor Large .
processes uging 2-0 morphodynanic 1000-year » 100 'ﬂm new.
madels and Wee respective elletis on Jood 2500-year {where :m‘a sme lars,
hazang appropnate)
» Same s tor Claas 2 ond considor watesshed
environmental changes
t { Practice Guitelines « L Fucd 88

Asss33ments in 8 Changing Cimate i AC
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4a « o nat was.completed bor Ciass 1. ana same as for Class 3 bt with Yery high lass
+ 20 modEling wiih probandlsiic ke treach | GOCUMENEATON of braach discharge and p Nvers and
1oulines including Breach wacth and treach | food propagaion mes Hoocpdauns 200-year
cutfiova discharge scenarios, 2-0 1000-year
Morphodynamee models and Iher 2apective 2500-year fwhere
eltects on fhood nazard. appfopnate) Véry Large SuBarisions fnew
« Same 28 for Class 3 and include fincsngs towns or townshins);
from regional camate madels >3 100 sInghe Bamiy 1S, new
4p « a3 that was compieted for Class 4a bul same. a4 tor Class 3 Yery high loss subdtviseins
wiciuding modeling of diffetent nazerd potenilal vers and | 200-year
scenanos (8., different breach cations, flodaptans 1DD0-year
multipée breachos, sequential braacnes) for 2500-year {where
e(ent 11000 8K (EQUCON SIALEgIes appropnata)
« Sams Bs for Class 48

Hole, the methods and deliverabies are t supplament thoss listed in Section £-1.3

Prak ¢ Practica ) Fiooa 89
APEGRC @ June 2010 Asgesaments in 8 Changing Cimate in 8C
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Qer File. 105D

APPENDIX J: FLOOD HAZARD AND RISK ASSURANCE STATEMENT
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Subdivision Lot #

AGREEMENT OF PURCHASE AND SALE
ARBUTUS RIDGE AT KING EDWARD BAY (PHASE 3)

VENDOR: VENDOR'’S SOLICITOR:

1071262 B.C. Ltd. Singleton Urquhart Reynolds Vogel LLP
925 West Georgia Street, Suite 1200 925 West Georgia Street, Suite 1200
Vancouver, BCV6C 3L2 Vancouver, BCV6C 3L2

(the “Nominee”) (the “Vendor’s Solicitor”)

- AND -

KEB Il Limited Partnership

925 West Georgia Street, Suite 1200

Vancouver, BCV6C 3L2

(the “Beneficial Owner”, which together with the Nominee are collectively, the “Vendor”)

PURCHASER(S):

Full Name: Full Name:
Address: Address:

Postal Code: Postal Code:
Tel: Tel:

E-mail Address: E-mail Address:

(collectively, the “Purchaser”)
The Purchaser hereby covenants to notify the Vendor of any changes to their address or email address as
soon as such changes occur.

The Purchaser’s Lawyer or Notary Public (if known):

[insert Purchaser’s name] certifies to the Vendor that the Purchaser
is[_] ORisnot[_]anon-resident of Canada under the Income Tax Act (Canada)

[insert Purchaser’s name] certifies to the Vendor that the Purchaser
is[_] ORisnot[_]a non-resident of Canada under the Income Tax Act (Canada)

A. The Purchaser hereby offers to purchase from the Vendor (the “Offer”) on the terms set out herein and
in the attached Supplementary Terms of Agreement of Purchase and Sale (together, the “Agreement”),
the bare land subdivision lot legally described as:

Parcel Identifier (“PID”): TBA, Lot to be created by the subdivision of those properties
located in the Bowen Island Municipality, legally described as:

PID: 015-940-837, District Lot 1545, Group 1, New Westminster District except portions in
Explanatory Plan 3489, Plan 13464, Plan BCP33065, Plan EPP76340 and EPP103838

(the “Subdivision Lot”).
The Subdivision Lot is to be created from a subdivision plan to be registered in respect of Phase 3 of the

development known as “Arbutus Ridge at King Edward Bay” (the “Development”) as shown on the
proposed subdivision plan attached as Exhibit A-1 to the Disclosure Statement (the “Subdivision Plan”), a
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copy of which is attached hereto at Schedule “A”. The Purchaser has circled and initialled the
corresponding Subdivision Lot on the copy of the Subdivision Plan attached at Schedule “A” hereto.

If the full legal description of the Subdivision Lot is not known at the time of entering into this
Agreement, the Purchaser hereby authorizes the Vendor to insert in this Agreement the legal Subdivision
Lot number and the full Subdivision Lot legal description where applicable, including the final PID,
Subdivision Lot number and the Subdivision Plan number and any other details of the legal description
for the Subdivision Lot, after the Subdivision Plan has been filed in the Land Title Office.

B. The purchase price (the “Purchase Price”) for the Subdivision Lot (excluding
goods and services tax (“GST”) and any other applicable sales tax) is: S

The Purchase Price is payable in lawful money of Canada as follows:

i. a deposit of S (the “Deposit”) being 10% of
the Purchase Price payable within 7 days after the date of acceptance by the Vendor of the
Offer herein. The Deposit will be payable by cheque, certified cheque or bank draft to the
Vendor’s Solicitor, in trust; and

ii. the balance of the Purchase Price, subject to the adjustments and deposits described herein,
shall be paid on the Completion Date (as hereinafter defined).

C. The Purchaser shall, in addition to the Purchase Price, pay to the Vendor the sum of $3,500.00 by way of
non-refundable prepaid fee, which will be shown as an adjustment on the statement of adjustments, for
the design review required prior to issuance of a building permit by the Bowen Island Municipality and
the commencement of construction of any improvements on the Subdivision Lot (the “Design Review
Fee”). This Design Review Fee shall not bear interest and shall be paid out to the Developer forthwith
upon Completion, and shall be deemed to be earned on Completion.

D. The Completion Date, Adjustment Date and Possession Date shall be as set out in Sections 4.1, 4.4 and
4.5 respectively of the Supplementary Terms of Agreement of Purchase and Sale (the “Supplemental
Terms”) attached hereto.

E. This Offer will be open for acceptance by the Vendor on or before 5.00pm PST on the date that is
three (3) business days from the date the Vendor receives this Offer from the Purchaser, and is
irrevocable prior to that time, and upon acceptance by the Vendor, this Agreement will be a binding
contract for the purchase and sale of the Subdivision Lot on the terms and conditions herein
contained. This Agreement may be executed in counterparts and delivered by e-mail in accordance with
the Supplemental Terms.

THE SUPPLEMENTARY TERMS ATTACHED HERETO ARE PART OF THIS AGREEMENT. READ THIS CAREFULLY
BEFORE YOU SIGN.

I/WE, THE ABOVE “PURCHASER”, HEREBY OFFER to purchase the Subdivision Lot at the price and on the
terms and conditions contained herein.

I/WE hereby confirm that I/WE have read this Agreement and further confirm that other than the
warranties and representations and the terms and conditions contained in writing herein and in the
Disclosure Statement, NO REPRESENTATIONS, WARRANTIES, TERMS AND CONDITIONS MADE BY ANY
PERSON OR AGENT SHALL BE BINDING UPON THE VENDOR.
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IN WITNESS WHEREOF THE PURCHASER HAS EXECUTED THIS AGREEMENT this ___ day of )
202

WITNESS PURCHASER (Tel No.)

WITNESS PURCHASER (Tel No.)

THIS OFFER is accepted by the Vendor this day of

1071262 B.C. LTD. by its authorized signatory:

Per:

Authorized Signatory

KEB Il Limited Partnership by its General Partner,
KEB Il (GP) Ltd., by its authorized signatory:

Per:

Authorized Signatory

, 202

Disclosure Statement Receipt

The Purchaser hereby acknowledges receiving and having had a reasonable opportunity prior to the
execution of this Agreement to read the Disclosure Statement dated , 2021. The
execution of this Agreement will constitute a receipt by the Purchaser for and in respect of the Disclosure

Statement.

This Disclosure Statement relates to a development property that is not yet completed, and the Purchaser
acknowledges that the information in section 7.2 of the Disclosure Statement regarding this Agreement has

been drawn to the Purchaser’s attention.

Purchaser’s Signature

Purchaser’s Signature

GENERAL/70629.019/10490500.2
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SUPPLEMENTARY TERMS OF AGREEMENT OF PURCHASE AND SALE

ARBUTUS RIDGE AT KING EDWARD BAY (PHASE 3)

1 AGREEMENT TO PURCHASE

1.1 If the Offer is accepted by the Vendor, the Purchaser agrees to purchase from the Vendor by way of
conveyance of the Subdivision Lot on the Completion Date at the Purchase Price set out in Section B
of this Agreement and upon the terms set forth herein and subject to:

a) the exceptions listed in Section 23(1) of the Land Title Act (British Columbia);

b) any non financial charges and encumbrances now registered or to be registered
against title to the Subdivision Lot or required for the filing of the subdivision plan
creating the Subdivision Lot, and without limiting the generality of the foregoing, all
proposed encumbrances (including the Building Scheme and the Design Guidelines)
disclosed in the Disclosure Statement; and

c) the Vendors existing mortgage and any related financial charges against title to the
Subdivision Lot (subject to the usual protocol for removal of such financial charges
by the Vendor on the Completion Date or during the period immediately following
the Completion Date in accordance with the provisions of Part 6 hereof),

(collectively the “Permitted Encumbrances”).
2 DESCRIPTION OF SUBDIVISION LOT

2.1 The Subdivision Lot is part of one or more subdivisions of the Development as shown on the
Subdivision Plan. The Subdivision Plan, or a draft of a plan including the area of the Subdivision Plan
as the case may be, is attached hereto as Schedule “A”. The Subdivision Lot is a bare land lot, and
does NOT include a house, garage, or any other building or improvement or landscaping nor any on-
site services. Services and utilities will be available to the Subdivision Lot as described in the
Disclosure Statement.

3 PURCHASE PRICE, DEPOSITS AND PAYMENT
3.1 The Purchaser will pay the Purchase Price to the Vendor as follows:
a) The Deposit will form part of the Purchase Price and will be held in trust by the Vendor’s

Solicitor. The Deposit shall be held in a non-interest-bearing bank account unless specifically
herein otherwise provided and shall be credited to the Purchase Price on Completion; and

b) The balance of the Purchase Price, plus or minus the adjustments pursuant to Section 4.4
hereof shall be paid by the Purchaser to the Vendor’s Solicitor on the Completion Date by
way of certified cheque, bank draft or other electronic method of payment acceptable to the
Vendor’s Solicitor, at its sole discretion, in accordance with the provisions of Section 6.1
hereof.

3.2 Subject to Section 3.3 hereof, the Deposit shall be dealt with as follows:
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3.3

41

4.2

GENERAL/70629.019/10490500.2

a) Upon failure of the Purchaser to pay the Deposit on or by the due date or in the event the
Deposit payment is refunded or dishonored by the drawing bank, this Agreement will
thereupon be null and void;

b) If the Purchaser fails to complete the purchase of the Subdivision Lot in accordance with the
terms of this Agreement, then the Deposit shall be released by the Vendor’s Solicitor to the
Vendor forthwith pursuant to Section 8.1 herein; and

c) If the Vendor fails to complete the sale of the Subdivision Lot in accordance with the terms
of this Agreement, without lawful reason or excuse, then the Deposit shall be released by
the Vendor’s Solicitor to the Purchaser and the Purchaser shall have no further claim against
the Vendor.

The Vendor and the Purchaser hereby irrevocably authorize the Vendor’s Solicitor:

a) to deal with the Deposit in accordance with the provisions hereof, as stakeholder and not as
agent for one of the parties; and

b) to interplead the Deposit, at the expense of the party ultimately determined to be entitled
to such funds, should any dispute arise regarding the obligations of the Vendor’s Solicitor
with respect to the Deposit.

COMPLETION, POSSESSION AND ADJUSTMENT DATES

Completion Date: The closing of the purchase of the Subdivision Lot shall take place on the
completion date (the “Completion Date”), which shall be:

a) If title to the Subdivision Lot has already been raised in the Land Title Office as of the date of
execution of this Agreement by the Purchaser, the Completion Date shall be

; or
b) If title to the Subdivision Lot has not yet been raised in the Land Title Office as of the date of

execution of this Agreement by the Purchaser, the Completion Date shall be the date set out
in a notice given by the Vendor to the Purchaser as set out below in Section 4.2.

Notice for Completion Date: If the Completion Date is not set out in Section 4.1(a) hereof, the
Vendor will give the Purchaser not less than twenty-one (21) days written notice (the “Notice”)
addressed to the Purchaser and:

a) delivered to the Purchaser’s address as set out above, which Notice will be deemed to have
been received by the Purchaser on the date of delivery thereof; or

b) by e-mail transmission to the e-mail address given above by the Purchaser (or as amended
by notice from the Purchaser), which Notice will be deemed to have been received on the
date the e-mail transmission was sent,

specifying the date which shall be the Completion Date, PROVIDED that such Completion Date will not
occur prior to March 1, 2022 and in any event shall not be later than December 1, 2022 (the “Outside
Completion Date”).
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Notwithstanding the foregoing, the Outside Completion Date shall be extended for an additional
period of time equivalent to the amount of time necessary for completing requisite services and filing
the final plan of subdivision and raising title for the Subdivision Lot in the Land Title Office where that
time is lost as a result of fire, explosion or accident, however caused, act or requirement of any
governmental authority, strike, lockout, inability to obtain or delay in obtaining labour, materials or
equipment, inclement weather, flood, delay or failure by carriers or contractors, unavailability of
supplies or materials, breakage or other casualty, interference of the Purchaser, or any other event
beyond the control of the Vendor, then the time within which the Vendor must do anything
hereunder and the date referred to in this Section 4.2 will be extended for a period equivalent to such
period of delay.

In addition to and not in substitution for any extension pursuant to this clause, the Vendor may, at its
sole discretion, at any time further extend the Outside Completion Date by notice in writing delivered
to the Purchaser, for up to a maximum of ONE YEAR. After expiry of such year, any further extension
of the Completion Date may only be made by the mutual agreement of the Vendor and the Purchaser.

4.3 Major Outside Event: The parties agree that if on or before the Completion Date (i) any act of God,
accident or other major event beyond the reasonable control of the Vendor, or (ii) any condition
discovered within the Subdivision Lot or in the vicinity of the Subdivision Lot, including, without
limitation, any soil condition or archaeology or environmental condition making construction not
possible or not reasonably feasible on the Subdivision Lot, or (iii) any action or step taken by any
applicable governmental or regulatory authority, renders it impossible or not reasonably feasible or
economical for the Vendor to perform its obligations under this Agreement, or (iv) subdivision of the
property to create the Subdivision Lot has not been achieved on or before THREE YEARS following the
date of this Agreement, then in any such case the Vendor may cancel this Agreement upon written
notice to the Purchaser, upon which the Vendor will repay to the Purchaser the Deposit and any
interest earned thereon, and shall have no further obligation or liability to the Purchaser by reason of
this Agreement.

4.4 Taxes and Adjustments: The Purchase Price does not include GST or any other applicable taxes. The
Purchaser will pay all applicable GST in respect of this transaction to the Vendor on the Completion
Date and the Vendor will be responsible for remitting the GST to the applicable authority. The
Purchase Price does not include any applicable real property taxes, property transfer tax, or provincial
sales tax and the Purchaser agrees to pay for all such applicable taxes and rates, levies, local
improvement assessments, utilities, and other such charges on the Completion Date. All adjustments
both incoming and outgoing of any nature whatsoever will be made as of the Completion Date (the
“Adjustment Date”).

4.5 Possession Date: Provided the Vendor’s Solicitor has received the balance of the Purchase Price and
all other amounts payable by the Purchaser to the Vendor in respect of the Subdivision Lot on the
Completion Date, the Purchaser shall have vacant possession of the Subdivision Lot, free and clear of
all encumbrances, except the Permitted Encumbrances, on the day immediately following the
Completion Date (the “Possession Date”).

5 BUILDING SCHEME AND SECURITY DEPOSIT
5.1 All the following terms and conditions of this entire part 5 (Sections 5.1 to 5.3 hereof) of the

Agreement shall be deemed not to merge on closing and shall survive the closing and remain
enforceable following the Completion Date.
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5.2 Building Scheme: The Purchaser warrants and represents that it has reviewed the Statutory Building
Scheme and Design Guidelines (or the restrictive covenant or section 219 covenant in lieu thereof)
(the “Building Scheme”) referred to in the Disclosure Statement and to be filed on title to the
Subdivision Lot, and following the Completion Date the Purchaser agrees only to construct a
residential dwelling, and to complete landscaping within the timeframes set out in the Building
Scheme (collectively, the “Improvements”) on the Subdivision Lot in accordance with designs as
represented in the plans and specifications to be prepared by or on behalf of the Purchaser (the
“Designs and Specifications”). The Purchaser agrees to present its Designs and Specifications for
development of the Subdivision Lot either directly to the Vendor or to the affiliate or authorized agent
or assignee acting in the capacity of the Approval Authority as defined in and contemplated under the
Building Scheme, for the purposes of review, consideration and approval by the Approval Authority.

5.3 Design Review Fee: Pursuant to Section B of this Agreement, the Purchaser shall pay on Completion,
(as an adjustment on the statement of adjustments), the prepaid Design Review Fee. The Design
Review Fee will be paid by the Vendor to the Approval Authority for a review of the Purchaser’s
Designs and Specifications to determine their overall compliance with the Building Scheme. The
Purchaser acknowledges that the Approval Authority may approve or reject a design for any of the
proposed Improvements, as represented in the Purchaser’s Designs and Specifications, as the
Approval Authority deems necessary or desirable for the application of the Building Scheme and the
Purchaser agrees to comply with the Approval Authority’s decision with respect to the Designs and
Specifications. The Purchaser further agrees that the approval of the Approval Authority is not a
warranty as to the fitness of the Improvements or their compliance with building regulations, nor a
permit for any construction on the Subdivision Lot. The Purchaser agrees not to vary the Designs and
Specifications unless the Approval Authority has consented to such changes. Any cost or expense to
the Approval Authority associated with any changes requested by the Purchaser in the Designs and
Specifications following the first approval by the Approval Authority will be paid directly by the
Purchaser.

6 CONVEYANCE, RISK, PERMITTED ENCUMBRANCES

6.1 The Vendor will take whatever steps are necessary in order to obtain or make arrangements for the
release or discharge of any registered liens, mortgages, charges and encumbrances save and except
for the Permitted Encumbrances pursuant to Section 1 hereof. On the Completion Date, the Vendor
will transfer to the Purchaser title to the Subdivision Lot, free and clear of all registered liens,
mortgages, charges and encumbrances of any nature whatsoever save and except for the Permitted
Encumbrances, subject to the following acknowledged protocol for the release from title to the
Subdivision Lot of any mortgage(s) granted by the Vendor and any security collateral thereto. The
Purchaser acknowledges and agrees that the Vendor will be using the purchase monies received from
the Purchaser to obtain a partial discharge of any mortgage(s) and any related security collateral
thereto on title that was granted by the Vendor. The Purchaser’s solicitor or notary public (the
“Purchaser’s Solicitor”) will pay the balance of the adjusted Purchase Price on the Completion Date
by way of certified trust cheque, bank draft or electronic method of payment acceptable to the
Vendor’s Solicitor at its sole discretion, made payable to the Vendor’s Solicitor, in trust, on their
undertaking to pay sufficient funds to the Vendor’s lender(s) to legally oblige such lender(s) to provide
a registrable partial discharge of such mortgage(s) and security collateral thereto so as to release such
mortgage(s) and security collateral thereto from the title to the Subdivision Lot. If the Purchaser is
relying upon a new mortgage to finance the Purchase Price, the Purchaser, while still required to pay
the balance of the adjusted Purchase Price on the Completion Date, may wait to pay same until after
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the transfer and new mortgage documents have been lodged for registration at the applicable Land
Title Office but only if before such lodging against title to the Subdivision Lot, the Purchaser has:

a) deposited in trust with the Purchaser’s Solicitor the cash balance of the Purchase
Price not being financed by the new mortgage;

b) fulfilled all the new mortgagee’s conditions for funding except lodging for
registration; and

c) made available to the Vendor’s Solicitor an undertaking given by the Purchaser’s
Solicitor to pay on the Completion Date the balance of the adjusted Purchase Price
upon the lodging in the Land Title Office of the transfer and the new mortgage
documents and the advance by the new mortgagee of the mortgage proceeds.

6.2 Closing Documents: The Purchaser will prepare the documents necessary to complete this transaction
and will deliver a Form A — Freehold Transfer, in registrable form and a Statement of Adjustments at
least five (5) days prior to the Completion Date (the “Closing Documents”). The Purchaser will bear
all costs of preparing and registering the Closing Documents. The Vendor shall not be required to
execute or deliver any further agreements, transfers documents, certificates, statutory declarations or
assurances.

6.3 The Subdivision Lot shall be at the risk of the Vendor up to and including the date preceding the
Completion Date and at the risk of the Purchaser from and including the Completion Date.

7 RESTRICTION ON ASSIGNMENT OF AGREEMENT BY PURCHASER

7.1 The Vendor and the Purchaser agree that this Agreement may not be assigned without the express
written consent of the Vendor, which may be arbitrarily withheld at the sole discretion of the Vendor,
and any consent to such assignment shall entitle the Vendor to any profit resulting therefrom to the
Purchaser or any subsequent assignee.

7.2 Without limiting Section 7.1, an assignment with the express written consent of the Vendor may be
subject to conditions including an assignment fee and handling charge payable to the Vendor in the
amount named by the Vendor as a condition of consent.

7.3 No assignment by the Purchaser of the Purchaser’s interest in the Subdivision Lot or this Agreement
or direction of transfer to any other person shall have the effect of releasing the Purchaser from any
of the Purchaser’s obligations or liabilities hereunder.

7.4 The Purchaser further agrees not to advertise or solicit offers from the public before the Completion
Date with respect to the resale of the Subdivision Lot or assignment of this Agreement by the
Purchaser.

8 MISCELLANEOUS
8.1 Time: Time will be of the essence hereof and unless all payments on account of the Purchase Price,
together with adjustments thereto as provided herein and all other amounts payable by the

Purchaser hereunder are paid when due, then the Vendor may, at the Vendor’s option, terminate this
Agreement and in such event the Deposit will be absolutely forfeited to the Vendor on account of
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damages, without prejudice to the Vendor’s other remedies, including a right to recover any
additional damages.

8.2 Conditions/”Subject to” Provisions: Despite anything herein contained to the contrary, (except
Sections 9.1 and 9.2) if the Purchaser’s obligation to purchase the Subdivision Lot is subject to one or
more conditions then the conditions shall be set out in an Addendum attached hereto and if such
conditions exist then the Vendor may, on written notice delivered to the Purchaser and despite any
noted “Condition Removal Date” on the Addendum, require the Purchaser to either satisfy or waive
the satisfaction of all conditions by delivering return written notice to the Vendor within 72 hours
from the time the Vendor gives notice to the Purchaser. If such written waiver is not received within
such time, then this Agreement shall terminate and the Deposit shall be promptly refunded to the
Purchaser.

8.3 Notice: Any notice to be given to the Purchaser will be well and sufficiently given if deposited in any
postal receptacle in Canada addressed to the Purchaser at the Purchaser’s address or the Purchaser’s
Solicitor at their office and sent by regular mail, postage prepaid, or if delivered by hand or if
transmitted by e-mail to the Purchaser’s Solicitor at their office or to the Purchaser. Such notice
shall be deemed to have been received if so delivered or transmitted, when delivered or transmitted
and if mailed, on the second business day (exclusive of Saturdays, Sundays and statutory holidays)
after such mailing. The address and e-mail (if any) for the Purchaser will be as set out above or will
be such other address or e-mail of which the Purchaser has last notified the Vendor in writing. Any
documents to be tendered on the Purchaser may be tendered on the Purchaser or the Purchaser’s
Solicitor. Any notice to be given to the Vendor may be given to the Vendor or the Vendor’s Solicitor
in the same manner, and shall be deemed to have been received, as provide for in the preceding
provisions of this section, mutatis mutandis. Any documents or money to be tendered on the
Vendor shall be tendered by way of certified cheque or bank draft and shall be delivered at the
Purchaser’s expense to the Vendor or the Vendor’s Solicitor.

8.4 Laws of British Columbia: This Agreement, including the Offer and the contract resulting from the
acceptance of the Offer and all terms and matters arising hereunder will be construed in accordance
with and governed by the laws of British Columbia which will be deemed to be the proper law
hereof, and the courts of British Columbia will have the exclusive jurisdiction to entertain and
determine all claims and disputes arising out of or in any way connected with this offer and the
validity, existence and enforceability hereof.

8.5 Obligations Joint and Several: If the Purchaser is comprised of more than one party, then the
obligations of the Purchaser hereunder will be the joint and several obligations of each party
comprising the Purchaser and any notice given to one of such parties shall be deemed to have been
given at the same time to each other such party.

8.6 Counterparts and Transmittal: This Agreement may be executed by the parties in counterparts or
transmitted by e-mail, or both, and if so executed and delivered, or if so transmitted, or if so
executed and transmitted, this Agreement will be for all purposes as effective as if the parties had
executed and delivered to one another a single original agreement.

8.7 Resident of Canada: The Vendor represents and warrants to the Purchaser that it is a resident of
Canada within the meaning of the Income Tax Act of Canada.

8.8 Contractual Rights: The Offer and acceptance under this Agreement create contractual rights only
and not any interest in land.
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8.9 Number and Gender: All references to any party, whether a party to this Agreement or not, will be
read with such changes in number and gender as the context or reference requires.

8.10 Continuing Effect: The covenants, representations and warranties contained in this Agreement shall
survive the Completion Date and shall not merge in the conveyance and transfer to the Purchaser.

8.11 Electronic Delivery of Disclosure Statement: As permitted by the BC Real Estate Development
Marketing Act and the Electronic Transactions Act the Purchaser agrees to receiving from the Vendor
a copy of the Disclosure Statement and all subsequent consolidations or amendments thereto by
electronic means, including by email, the Vendor’s or the Vendor’s Solicitor’s website, or by a third
party internet-based host-site such as dropbox.

8.12  Entire Agreement: This Agreement constitutes the entire agreement between the Purchaser and
Vendor with respect to the purchase and sale of the Subdivision Lot. There are no oral or written
representations, warranties, terms, conditions or contracts or collateral representations, warranties,
terms, conditions or contracts, expressed or implied, statutory or otherwise applicable hereto, made
by the Vendor or the Vendor’s agents or employees, or any other person on behalf of the Vendor,
including, without limitation, arising out of any marketing material such as advertisements,
brochures, photographs, illustrations, blogs, iPads (or other tablets), websites, social media or any
other electronic media including any simulated view or representation generated by a computer
simulator or any other marketing material in respect of the Subdivision Lot or the Development
other than those contained in this Agreement signed by all parties and in the Disclosure Statement.

8.13 Privacy Consent: The Purchaser consents to the collection, use and disclosure of personal
information contained in this Agreement and otherwise as collected by or on behalf of the Vendor
and its agents, affiliates and service providers for the following purposes:

a) to complete the transaction contemplated by this Agreement;

b) to engage in business transactions including securing financing for the construction
of the Development;

c) to provide ongoing products and services to the Purchaser;

d) to market, sell, provide and inform the Purchaser of the Vendor’s products and
services including information about future projects;

e) as required by law; and
f) for additional purposes identified when or before the information is collected.
9 CONDITIONS FOR AGREEMENT OF PURCHASE AND SALE CONCLUDED PRIOR TO DEVELOPER

OBTAINING A SATISFACTORY FINANCING COMMITMENT
9.1 Purchaser’s Right to Cancel and Limit on Deposit Amount:
a) The amount of the deposit to be paid by a Purchaser who has not yet received an

amendment to the Disclosure Statement that sets out particulars of a satisfactory
financing commitment is to be no more than 10% of the Purchase Price;
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b) If an amendment to the Disclosure Statement that sets out particulars of a
satisfactory financing commitment is not received by the Purchaser within 12 months
after the initial Disclosure Statement was filed, the Purchaser may at his or her
option cancel this purchase Agreement, by giving notice to the Vendor, at any time
after the end of that 12 month period until the required amendment is received by
the Purchaser; and

c) All deposits paid by a Purchaser, including any interest earned thereon if applicable,
will be returned promptly to the Purchaser upon notice of such a cancellation from
the Purchaser.

9.2 Vendor’s Right to Cancel Prior to Vendor Satisfying any Pre-Sale Condition to Obtain Satisfactory
Lending :

a) The Vendor may at any time within 12 months after the initial Disclosure Statement
was filed, at its option, cancel this purchase Agreement (by giving notice to the
Purchaser) if the Vendor has not pre-sold a sufficient number of Subdivision Lots
required in a conditional commitment letter under qualifying agreements of
purchase and sale as determined by the Vendor’s lender, or if the Vendor has
otherwise not secured a satisfactory financing commitment for the Development
during that time; and

b) All deposits paid by a Purchaser, including any interest earned thereon if applicable,

will be returned promptly to the Purchaser upon notice of such a cancellation by the
Vendor.
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SCHEDULE “A”
PRELIMINARY DRAFT OF THE AREA OF THE SUBDIVISION PLAN SHOWING THE ARBUTUS RIDGE AT KING
EDWARD BAY SUBDIVISION LOT REFERENCE NUMBERS ATTACHED
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SECOND AMENDMENT TO DISCLOSURE STATEMENT

(Amending the Disclosure Statement dated May 26, 2021, as amended by the First

Amendment to Disclosure Statement dated as of March 9%, 2022)
Date: August 11, 2022

ARBUTUS RIDGE AT KING EDWARD BAY (PHASE 3)
780 Windjammer Road & Joan Audrey Lane, Bowen Island, BC

Developer: KEB Il Limited Partnership together with
1071262 B.C. Ltd.

Mailing Address and Address

for service: KEB Il Limited Partnership
4996 Quebec Street,
Vancouver, BC, V5W 2N2

1071262 B.C. Ltd.
1200-925 West Georgia Street,
Vancouver, BC, V6C 3L2

Attention: David Todd Beckow

Real Estate Agent: The Developer reserves the right to
engage a realtor of their choice.

This Disclosure Statement has been filed with the Superintendent of Real Estate, but
neither the Superintendent, nor any other authority of the government of the Province of
British Columbia, has determined the merits of any statement contained in the
Disclosure Statement, or whether the Disclosure Statement contains a misrepresentation
or otherwise fails to comply with the requirements of the Real Estate Development
Marketing Act. It is the responsibility of the developer to disclose plainly all material
facts, without misrepresentation.
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This First Amendment to Disclosure Statement amends the Disclosure Statement dated May
26, 2021 (the "Disclosure Statement") with respect to an offering by KEB Il Limited Partnership
together with 1071262 B.C. Ltd. (collectively, the "Developer") for the sale of certain strata lots
located at 780 Windjammer Road & Joan Audrey Lane, Bowen Island, BC in a development
known as "Arbutus Ridge at King Edward Bay". All capitalized terms used herein shall have the
meanings given to them in the Disclosure Statement, unless expressly defined herein.

The Disclosure Statement is hereby amended as follows:

1. The particulars of the Real Estate Agent listed on the title page of the Disclosure
Statement and amended by the First Amendment to Disclosure Statement, are deleted.

2. Section 5.1 is amended by the addition of the following:

"Construction of the Developers Works was completed on or about June 20", 2022, and
the Developer received a Certificate of Completion on that date."

3. The first clause of section 6.2 is deleted, and replaced by the following:

"Financing for Phase 3 of the Development was secured by the Developer from
Blueshore Financial Credit Union, and a first Mortgage and Assignment of Rents was
registered against the lands comprising Phase 3. The Developer will cause the lender to
provide partial discharges of the security in respect of each lot within a reasonable
period of time after completion of the purchase and sale thereof."

DEEMED RELIANCE

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

[Remainder of page left blank intentionally. Declaration page follows]
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DECLARATION

The foregoing statements disclose, without misrepresentation, all material facts relating
to the Development referred to above, as required by the Real Estate Development

Marketing Act of British Columbia, as of August 11 , 2022.
DEVELOPER: DIRECTORS OF DEVELOPER:

KEB Il LIMITED PARTNERSHIP By the sole Director of KEB Il (GP) Ltd. in
by it's General Partner, KEB Il (GP) their personal capacity:

Ltd., by it's authorized signatory:

David Todd Beckow David Todd Beckow
1071262 B.C. Ltd. by it's By the sole Director of 1071262 B.C. Ltd. in
authorized signatory: their personal capacity:

David Todd Beckow David Todd Beckow
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THIRD AMENDMENT TO DISCLOSURE STATEMENT

(Amending the Disclosure Statement dated May 26, 2021, as amended by a First
Amendment to Disclosure Statement dated March 9, 2022, and as further amended by a
Second Amendment to Disclosure Statement dated August 11, 2022)

This Third Amendment to Disclosure Statement is dated March 15, 2023.

ARBUTUS RIDGE AT KING EDWARD BAY (PHASE 3)
780 Windjammer Road & Joan Audrey Lane, Bowen Island, BC

Developer: KEB Il Limited Partnership together with
1071262 B.C. Ltd.

Mailing Address and Address

for service: KEB Il Limited Partnership
4996 Quebec Street,
Vancouver, BC, V5W 2N2

1071262 B.C. Ltd.
1200-925 West Georgia Street,
Vancouver, BC, V6C 3L2

Attention: David Todd Beckow

Real Estate Agent: Frazer B. Elliott
Personal Real Estate Corporation
MacDonald Realty Ltd.
1050 Howe Street
Vancouver, B.C.
bowenhomes.ca

This Disclosure Statement has been filed with the Superintendent of Real Estate, but
neither the Superintendent, nor any other authority of the government of the Province of
British Columbia, has determined the merits of any statement contained in the
Disclosure Statement, or whether the Disclosure Statement contains a misrepresentation
or otherwise fails to comply with the requirements of the Real Estate Development
Marketing Act. It is the responsibility of the developer to disclose plainly all material
facts, without misrepresentation.
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2.

This Third Amendment to Disclosure Statement amends the Disclosure Statement dated May
26, 2021, as amended by a First Amendment to Disclosure Statement dated March 9, 2022,
and as further amended by a Second Amendment to Disclosure Statement dated August 11,
2022 (collectively, the "Disclosure Statement") with respect to an offering by KEB |l Limited
Partnership together with 1071262 B.C. Ltd. (collectively, the "Developer") for the sale of
certain strata lots located at 780 Windjammer Road & Joan Audrey Lane, Bowen Island, BC in a
development known as "Arbutus Ridge at King Edward Bay". All capitalized terms used herein
shall have the meanings given to them in the Disclosure Statement, unless expressly defined
herein.

The Disclosure Statement is hereby amended as follows:
1. Section 2.1C. is deleted and replaced with the following:
“C. On May 4, 2021, the Developer obtained a third Preliminary Layout Review (the

“3r PLR"), from the approving officer of the Municipality to subdivide the Second
Remainder Parcel to create 12 separate lots, to be described as:

(a) Lots 1 through 9 Plan EPP125322 (the “Residential Lots”);

(b) Lot 10 Plan EPP125322, for use as a shared septic system for proposed
lots 2, 3, and 5 (the “Septic Field Lot”)

(c) Lot 11 Plan EPP125322, for use as a public open space and natural area
and trail use to be deeded to the Municipality upon subdivision of the Lands
(the “Public Space Lot”); and

(d) Remainder parcel DL1545, Plan EPP125322, which the Developer intends
to develop by way of further subdivision at some future date (the “Third

Remainder Parcel”, which together with the Residential Lots, the Septic
Field Lot and the Public Space Lot are collectively, the “Phase 3 Lots”).

The subdivision set out in the 3 PLR was filed on February 7, 2023.”

2. Section 2.1 “Layout, Dimension, and Location of the Development” is deleted and
replaced with the following:

“All of the Residential Lots offered for sale by the Developer pursuant to this Disclosure
Statement will each be issued separate municipal addresses.

The layout of the Development and the areas and location of the Phase 3 Lots are set
out in the filed subdivision plan EPP125322 attached as Exhibit A-1 to this Disclosure
Statement.”

3. The subdivision sketch plan attached at Exhibit A-1 is removed and replaced with the
copy of filed subdivision plan EPP125322 attached as Schedule "A" hereto.

4. Section 4.3 is amended by the addition of the following:

“The Phase 3 Lots are subject to the following legal notations, charges and
encumbrances:
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Legal Notations

Hereto is Annexed Easement CB466263 over Part of Lots 3-9 Plan EPP125322 as
shown on Plan EPP125326 — This easement is granted over Lot 2

Charges, Liens and Interests

Covenant CB466254 and Priority Agreement CB466255 — this septic covenant
identifies certain areas of Lot 1, 4, 6, 7, 8 and 9 suitable for the construction of septic
fields and prohibits construction of any buildings or structures on such areas. The priority
agreement grants Covenant CB466254 priority over Mortgage CA9283394 and
Assignment of Rents CA9283395 in favour of BlueShore Financial Credit Union.

Covenant CB466257 and Priority Agreement CB466258 — this covenant is a tree
protection covenant which restricts the development and use of Lot 4 in order to
preserve certain amenities and trees on Lot 4 and to provide privacy to Lot 5. The
priority agreement grants Covenant CB466257 priority over Mortgage CA9283394 and
Assignment of Rents CA9283395 in favour of BlueShore Financial Credit Union.

Statutory Right of Way CB466260 and Priority Agreement CB466261 — this
encumbrance grants the Municipality a statutory right of way over Lot 10 for the purpose
of the Municipality maintaining, repairing and facilitating the existing trail system and for
the purpose of permitting the public to access and use the trail system. The priority
agreement grants Statutory Right of Way CB466260 priority over Mortgage CA9283394
and Assignment of Rents CA9283395 in favour of BlueShore Financial Credit Union.

Easement CB466263, Equitable Charge CB466269, Covenant CB466271 and
Priority Agreements CB466264, CB466266, CB466268, CB466270 and CB466272—
this easement over Lots 3 — 9, inclusive, is for the installation, maintenance, operation,
replacement, and use of a forcemain sewerage system and to provide access to the
Septic Field Lot septic system.

Pursuant to the equitable charge, the registered owners of Lots 2, 3 and 5 grant the
registered owners of Lots 4, 6, 7, 8 and 9 an equitable charge of all of their right, title and
interest in their Lots as security for full payment of their respective shares of the costs
and expenses incurred in connection with the maintenance, repair, operation and
insuring of the septic field on Lot 10 (the “Septic Field”) and the underground sanitary
pipelines, together with any ancillary equipment and fittings (the “Sanitary Line”).

The covenant requires the registered owners of Lots 2, 3, and 5 to: (i) not less than once
per year, appoint a professional engineer to review the Sanitary Line and the Septic
Field and to provide the registered owners of Lots 2,3 and 5 with a written report (the
“‘Report”) setting out their recommendations and any actions required to maintain the
Sanitary Line in a proper state of repair; (ii) provide the Municipality with a copy of the
Report and request the Municipality’s approval of the maintenance works; and (iii) carry
out or cause to be carried out any approved or recommended maintenance works in a
good and workmanlike manner and in accordance with the Report.

The priority agreements grant Easement CB466263, Equitable Charge CB466269 and

Covenant CB466271 priority over Mortgage CA9283394 and Assignment of Rents
CA9283395 in favour of BlueShore Financial Credit Union.
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Statutory Right of Way CB466274 and Priority Agreement CB466275 — this
encumbrance grants the Municipality a statutory right of way over Lot 5 for the purpose
of trail maintenance and emergency access. The priority agreement grants Statutory
Right of Way CB466274 priority over Mortgage CA9283394 and Assignment of Rents
CA9283395 in favour of BlueShore Financial Credit Union.

Statutory Right of Way CB466276 and Priority Agreement CB466277 — this
encumbrance grants the Municipality a statutory right of way over Lot 10 for the purpose
of its domestic water distribution system, including but not limited to all pipes, valves,
fittings, pumps, conduits, culverts, manholes, fire hydrants, facilities, and appurtenances
necessary or convenient for the carrying of water as part of the Municipality’s system of
waterworks. The priority agreement grants Statutory Right of Way CB466276 priority
over Mortgage CA9283394 and Assignment of Rents CA9283395 in favour of BlueShore
Financial Credit Union.

Covenant CB466278 and Priority Agreement CB466279 — this no build covenant is
registered over Lot 10 to prohibit any development on Lot 10, other than the construction
and installation of the onsite sewage disposal and primary/reserve septic fields (the
"Septic System), the water main and associated works installed or to be installed and
maintained as part of the Municipality's domestic water system, as well as access for the
Municipality and others, with and without vehicles for the purpose of access to and
maintenance thereof and to the lands to the south, and trails located on Lot 10. The
priority agreement grants Covenant CB466278 priority over Mortgage CA9283394 and
Assignment of Rents CA9283395 in favour of BlueShore Financial Credit Union.

Covenant CB466280 and Priority Agreement CB466281 — this covenant ensures that
any undivided fee simple interest of the registered owners of Lots 2, 3, and 5 are
transferred only in conjunction with the transfer of its respective undivided fee simple
interest in Lot 10. The priority agreement grants Covenant CB466280 priority over
Mortgage CA9283394 and Assignment of Rents CA9283395 in favour of BlueShore
Financial Credit Union.

Mortgage CA9283394 and Assignment of Rents CA9283395 — these financial
encumbrances are in favour of BlueShore Financial Credit Union. They will be
discharged as against such lots upon transfer thereof to the purchasers.

Statutory Building Scheme CB466252 — this encumbrance sets out the requirements
for the construction of dwellings, designs and improvements on all of the Residential
Lots in order to adhere to specific design guidelines acceptable to the Municipality and
imposes a design review and approval process

Copies of these encumbrances and charges are available from the Developer or its
solicitor for inspection by any prospective purchaser.

5. Section 4.4 Proposed Encumbrances is deleted in its entirety and replaced with the
following:

“The Developer anticipates registration of an easement over a portion of Lot 10 and a

portion of the Third Remainder Parcel for the purpose of creating access for vehicular
traffic to the lands to the south of the Development, approximately as shown on the as-
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constructed survey plan prepared by Creus Engineering attached as Schedule B to
the Third Amendment to Disclosure Statement dated March 15, 2023.”

Said as-constructed survey plan is attached hereto as Schedule “B”.

6. The form of purchase agreement attached at Exhibit E is removed and replaced with the
form of contract of purchase and sale attached hereto as Schedule "C", amended as
required in each case.

DEEMED RELIANCE

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

[Declaration and Signature Page to Follow]

70629.019\11675129.3



_6-

DECLARATION

The foregoing statements disclose, without misrepresentation, all material facts relating
to the Development referred to above, as required by ~~ ~ i Estate Development
Marketing Act of British Columbia, as of March , 2023,

DEVELOPER: DIRECTORS OF DEVELOPER:

KEB Il LIMITED PARTNERSHIP By the sole Director of KEB Il (GP) Ltd. in
by it's General Partner, KEB Il (GP) their personal capacity:
Ltd., by it's authorized signatory:

David Todd Beckow David Todd Beckow

1071262 B.C. Ltd. by it's By the sole Director of 1071262 B.C. Ltd. in
authorized signatory: their personal capacity:

David Todd Beckow e e koW
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SCHEDULE "A"

SUBDIVISION PLAN EPP125322
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SCHEDULE "B"

AS-CONSTRUCTED SURVEY PLAN






SCHEDULE "C"

FORM OF CONTRACT OF PURCHASE AND SALE



INFORMATION ABOUT THE CONTRACT OF PURCHASE AND SALE
RESIDENTIAL

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

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

Notwithstanding the foregoing, under Section 42 of the Property Law Act a purchaser of “residential real property” (as
defined in the Home Buyer Rescission Period Regulation) that is not exempt may rescind (cancel) the Contract of Purchase
and Sale by serving written notice to the seller within the prescribed period after the date that the acceptance of the
offer is signed. If the buyer exercises their right of rescission within the prescribed time and in the prescribed manner,
this Contract of Purchase and Sale will be of no further force and effect, except for provisions relating to payment of
the deposits, if any.

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

Notwithstanding the foregoing, if the buyer exercises their rescission rights under Section 42 of the Property Law Act
and a deposit has been paid to the seller or the seller's brokerage or anyone else, the prescribed amount that the
buyer is required to pay in connection with the exercise of their rescission right will be paid to the seller from the
deposit and the balance, if any, will be paid to the buyer without any further direction or agreement of the parties,

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

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

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

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

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

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

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

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

5. TITLE: (Section 9) It is up to the buyer to satisfy the buyer on matters of zoning or building or use restrictions, toxic
or environmental hazards, encroachments on or by the property and any encumbrances which are staying on title
before becoming legally bound. It is up to the seller to specify in the contract if there are any encumbrances, other
than those listed in section 9, which are staying on title before becoming legally bound. If you as the buyer are taking
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INFORMATION ABOUT THE CONTRACT OF PURCHASE AND SALE
RESIDENTIAL (continued)

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.

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 title, including: - drafting documents. Property Transfer Tax.
- iqvestigating title, Land Title Registration fees. Goods and Services Tax (if applicable).
- discharge fees charged by Survey Certificate (if required).

encumbrance holders, Costs of Mortgage, including:

- Prepayment penalties. - mortgage company’s lawyer/notary,
Real Estate Commission (plUS GST) - appraisal (lf app”cable)’

Goods and Services Tax (if applicable). - Land Title Registration fees.

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

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

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

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

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: (Section 21) All designated agents with whom the seller or the buyer has an agency relationship
should be listed. If additional space is required, list the additional designated agents on an addendum to the Contract
of Purchase and Sale.
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Real Estate Association

CONTRACT OF PURCHASE AND SALE

BROKERAGE: Macdonald Realty DATE:

ADDRESS: 1050 Howe Street Vancouver BC V6Z1P5 PHONE: (604) 689-5115

PREPARED BY: Frazer Elliott MLS® NO:

BUYER: SELLER:1071262 B.C. Ltd.

BUYER: SELLER:XEB II Limited Partnership

BUYER: SELLER:

ADDRESS: ADDRESS: 925 West Georgia Street, Suite 1200
PC: Vancouver pPC: V6C 3L2

This may not be the Seller’s address for the purpose of giving notice
to exercise the Rescission Right. See address in Section 26.

PROPERTY:

UNIT NO. ADDRESS OF PROPERTY

CITY/TOWN/MUNICIPALITY POSTAL CODE
PID OTHER PID(S)

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

1. PURCHASE PRICE: The Purchase Price of the Property will be $

DOLLARS (Purchase Price)
and, if the Property is “residential real property” (as defined in the Home Buyer Rescission Period Regulation) that is not
exempt from the Rescission Right (as defined below) and the Buyer exercises the Rescission Right the amount payable
by the Buyer to the Seller will be $

(Rescission Amount). The parties acknowledge and agree that if the Buyer
exercises the Rescission Right, the Buyer will pay (or cause to be paid) the Rescission Amount to
the Seller promptly and in any event within 14 days after the Buyer exercises the Rescission Right.

2. DEPOSIT: A deposit of $ which will form part of the Purchase Price, will be paid within
24 hours of acceptance unless agreed as follows:

All monies paid pursuant to this Section (Deposit) will be paid in accordance with Section 10 or by uncertified cheque
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PROPERTY ADDRESS

except as otherwise set out in this Section 2 and will be delivered in trust to

and held in trust in accordance with the provisions of the Rea/ Estate Services Act,

In the event the Buyer fails to pay the Deposit as required by this Contract, the Seller may, at the Seller's option,

terminate this Contract. The party who receives the Deposit is authorized to pay all or any portion of the Deposit to

the Buyer's or Seller's conveyancer (the “Conveyancer”) without further written direction of the Buyer or Seller, provided

that:

A. the Conveyancer is a Lawyer or Notary;

B. such money is to be held in trust by the Conveyancer as stakeholder pursuant to the provisions of the Real Estate
Services Act pending the completion of the transaction and not on behalf of any of the principals to the transaction;
and

The parties acknowledge and agree that if the Buyer exercises the Rescission Right within the prescribed period
and in the prescribed manner and the Deposit has been paid by the Buyer, the prescribed amount that the Buyer
is required to pay in connection with the exercise of the Rescission Right will be paid to the Seller from the Deposit
and the balance of the Deposit, if any, will be paid to the Buyer, all without any further direction or agreement of the
parties. If the Deposit is less than the prescribed amount required to be paid by the Buyer, the Buyer must promptly
pay the shortfall to the Seller in accordance with the Home Buyer Rescission Period Regulation and this Contract of
Purchase and Sale.

3. TERMS AND CONDITIONS: The purchase and sale of the Property includes the following terms and is subject to the
following conditions:

Each condition, if so indicated is for the sole benefit of the party indicated. Unless each condition is waived or declared
fulfilled by written notice given by the benefiting party to the other party on or before the date specified for each
condition, this Contract will be terminated thereupon and the Deposit returnable in accordance with the Real Estate
Services Act.
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PROPERTY ADDRESS
4. COMPLETION: The sale will be completed on . yr.
(Completion Date) at the appropriate Land Title Office.
5. POSSESSION: The Buyer will have vacant possession of the Property at o'clock m. on
R (Possession Date) or, subject to the following existing tenancies, if any:

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 LY. (Adjustment Date).

7. INCLUDED ITEMS: The Purchase Price includes any buildings, improvements, fixtures, appurtenances and 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 all appurtenances and attachments thereto as
viewed by the Buyer at the date of inspection, INCLUDING:

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 L yr.

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

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

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

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 required to be included in the
Buyer's Property Transfer Tax Return to be filed in connection with the completion of the transaction contemplated by
this Contract (and the Seller hereby consents to the Buyer inserting such particulars on such return); (2) a declaration
regarding the Vancouver Vacancy By-Law for residential properties located in the City of Vancouver; and (3) if the Seller
is not a non-resident of Canada as described in the non-residency provisions of the Income Tax Act, confirmation that
the Seller is not then, and on the Completion Date will not be, a non-resident of Canada. If on the Completion Date the
Seller is a non-resident of Canada as described in the residency provisions of the Income Tax Act, the Buyer shall be
entitled to hold back from the Purchase Price the amount provided for under Section 116 of the Income Tax Act,

11B.GST CERTIFICATE: If the transaction contemplated by this Contract is exempt from the payment of Goods and Services
Tax (“GST"), the Seller shall execute and deliver to the Buyer on or before the Completion Date, an appropriate
GST exemption certificate to relieve the parties of their obligations to pay, collect and remit GST in respect of the
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PROPERTY ADDRESS

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 agreements
to pay the balance as may be necessary is entered into on or before the Completion Date, the Seller may, at the Seller's
option, terminate this Contract, and, in such event, the amount paid by the Buyer will be non-refundable and absolutely
forfeited to the Seller, subject to the provisions under the Rea/ 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 available for tender to the Seller that portion of the Purchase
Price not secured by the new mortgage, and (b) fulfilled all the new mortgagee’s conditions for funding except lodging
the mortgage for registration, and (c) made available to the Seller, a Lawyer's or Notary's undertaking to pay the
Purchase Price upon the lodging of the transfer and new mortgage documents and the advance by the mortgagee
of the mortgage proceeds pursuant to the Canadian Bar Association (BC Branch) (Real Property Section) standard
undertakings (the "CBA Standard Undertakings”).

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 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, if applicable, any costs related to arranging a mortgage
and the Seller will bear all costs of clearing title.

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

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

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

19, PERSONAL INFORMATION: The Buyer and the Seller hereby consent to the collection, use and disclosure by the
Brokerages and by the Managing Broker(s), Associate Broker(s) and representative(s) of those Brokerages (collectively
the “Designated Agent(s)") described in Section 21, the real estate boards of which those Brokerages and Licensees
are members and, if the Property is listed on a Multiple Listing Service®, the real estate board that operates the
Multiple Listing Service®, of personal information about the Buyer and the Seller:

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

B. ifthe Propertyis 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;
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PROPERTY ADDRESS

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

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

The personal information provided by the Buyer and Seller may be stored on databases outside Canada, in which

case it would be subject to the laws of the jurisdiction in which it is located.

20. ASSIGNMENT OF REMUNERATION: The Buyer and the Seller agree that the Seller's authorization and instruction
set out in Section 26(c) below is a confirmation of the equitable assignment by the Seller in the listing contract and is
notice of the equitable assignment to anyone acting on behalf of the Buyer or Seller.

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

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

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

INITIALS
confirms that the Seller has an agency relationship with Frazer Elliott
DESIGNATED AGENT(S)
who is/are licensed in relation to Macdonald Realty VAN
BROKERAGE
B. The Buyer acknowledges having received, read and understood the BCFSA form entitled
INTIALS “Disclosure of Representation in Trading Services” and hereby confirms that the Buyer has an

agency relationship with

DESIGNATED AGENT(S)

who is/are licensed in relation to

BROKERAGE
C. The Seller and the Buyer each acknowledge having received, read and understood the BCFSA

form entitled “Disclosure of Risks Associated with Dual Agency” and hereby confirm that they

each consent to a dual agency relationship with
INITIALS DESIGNATED AGENT(S)

who is/are licensed in relation to

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

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

INITIALS
and hereby confirms that the Buyer has no agency relationship.
E. If only (B) has been completed, the Seller acknowledges having received, read and understood
NITALS the BCFSA form “Disclosure of Risks to Unrepresented Parties” from the Buyer’s agent listed in
(B) and hereby confirms that the Seller has no agency relationship.
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PROPERTY ADDRESS

22. ACCEPTANCE IRREVOCABLE (Buyer and Seller):

@ The Seller and the Buyer specifically confirm that this Contract of Purchase and Sale,

BUYER'S INITIALS

whether executed and sealed by hand or by digital or electronic signature and seal, or
otherwise, is hereby executed under seal, which is evidenced by each of the Buyer and
the Seller making the deliberate, intentional and conscious act of inserting their initials
(whether by hand or electronically) in the appropriate space provided beside this Section

@ 22. The parties intend that the act of inserting their initials as set out above is to have the

SELLER'S INITIALS

same effect as if this Contract of Purchase and Sale had been physically sealed by wax,
stamp, embossing, sticker or any other manner. It is agreed and understood that, without
limiting the foregoing, the Seller's acceptance is irrevocable including without limitation
during the period prior to the date specified for the Buyer to either:

A. fulfill or waive the terms and conditions herein contained; and/or

B. exercise any option(s) herein contained.

23. DISCLOSURE OF BUYER'S RESCISSION RIGHT The Seller and the Buyer hereby acknowledge that, unless the Property
is exempt from the Rescission Right, the Buyer is entitled pursuant to Section 42(1) of the Property Law Act (British
Columbia) to rescind (cancel) this Contract of Purchase and Sale by serving written notice of the rescission on the
Seller within the prescribed period and in the prescribed manner (the “Rescission Right") and the parties hereby
acknowledge the following:

A.
B.

the Buyer cannot waive the Rescission Right;

the Rescission Right may only be exercised by the Buyer giving notice on any day within three (3) business days
(being any day other than a Saturday, a Sunday or a holiday in British Columbia) after the Final Acceptance Date
(defined below);

if the Buyer exercises the Rescission Right, the Buyer must promptly pay to the Seller the Rescission Amount,
being 0.25% of the Purchase Price, as calculated and set out in Section 1 of this Contract of Purchase and Sale.

If the Buyer has paid a Deposit, the Rescission Amount will be promptly paid from the Deposit and the balance of
the Deposit, if any, will be paid to the Buyer, all without any further direction or agreement of the parties. If the
Deposit is less than the Rescission Amount, the Buyer will be required to pay the shortfall; and

the following are exempt from the Rescission Right:

(i) residential real property that is located on leased lands;

(i) aleasehold interest in residential real property;

(iii) residential real property that is sold at auction;

(iv) residential real property that is sold under a court order or the supervision of the court; and

(v) a Contract of Purchase and Sale to which Section 21 of the Real Estate Development Marketing Act applies.

The Buyer and the Seller each acknowledge that the foregoing constitutes disclosure made pursuant to Section 57.1
of the Real Estate Services Rules.

BUYER'S INITIALS SELLER'S INITIALS

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

BUYER'S INITIALS SELLER'S INITIALS
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PROPERTY ADDRESS

25. OFFER: This offer, or counter-offer, will be open for acceptance until o'clock m. on

. Yr. (unless withdrawn in writing with notification to the other

party of such revocation prior to notification of its acceptance), and upon acceptance of the offer, or counter-offer,

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

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

YES NO
INITIALS INITIALS
BUYER BUYER BUYER
PRINT NAME PRINT NAME PRINT NAME
WITNESS WITNESS WITNESS

26. ACCEPTANCE: The Seller (a)hereby acceptsthe 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 YT

The Seller declares their residency:

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

SELLER SELLER SELLER

1071262 B.C. Ltd. KEB II Limited Partnership

PRINT NAME PRINT NAME PRINT NAME

WITNESS WITNESS WITNESS

NOTICE FOR BUYER'S RESCISSION RIGHT: If the Buyer is entitled to exercise the Rescission Right, the Seller's mailing
address, email address and/or fax number for notice of rescission is as follows:

Attention:
Address:
Email: Fax:

Any notice of rescission given by the Buyer will be deemed to have been delivered on the day it was sent if delivered
in accordance with the Home Buyer Rescission Period Regulation.

The date of acceptance of this contract is (the “Final Acceptance Date”) and, if
applicable, the date by which the Buyer must exercise the Rescission Right, is

*PREC represents Personal Real Estate Corporation
Trademarks are owned or controlled by The Canadlan Real Estate Association (CREA) and Identify real estate professionals who are members of CREA (REALTOR®) and/or the quality of services they
provide (MLS®).
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SOLICITOR'S CERTIFICATE

IN THE MATTER OF THE REAL ESTATE MARKETING ACT AND THE THIRD
AMENDMENT TO DISCLOSURE STATEMENT OF “ARBUTUS RIDGE AT KING
EDWARD BAY (PHASE 3)” FOR THE PROPERTY DESCRIBED AS:

Municipality of Bowen Island:

(a) Parcel Identifier: 015-940-837
District Lot 1545 Group 1 New Westminster District Except Portions in
Explanatory Plan 3489, Plan 13464, Plans BCP33065, EPP76340 and EPP103838

I, MARK S. THOMPSON, Solicitor, a member of the Law Society of British Columbia, having
read over the above-described Third Amendment to Disclosure Statement dated March 15, 2023,
made any required investigations in public offices, and reviewed same with the Developer
therein named, and that the facts contained in paragraphs 4.1, 4.2 and 4.3 of the Disclosure
Statement are correct.

DATED at Vancouver, British Columbia on March 15, 2023.

S. Thompson

70629.019/11765933.1



FOURTH AMENDMENT TO DISCLOSURE STATEMENT

(Amending the Disclosure Statement dated May 26, 2021, as amended by the First
Amendment to Disclosure Statement dated March 9, 2022, the Second Amendment to
Disclosure Statement dated August 11, 2022, and the Third Amendment to Disclosure

Statement dated March 15, 2023)

This Fourth Amendment to Disclosure Statement is dated April 23, 2025.

ARBUTUS RIDGE AT KING EDWARD BAY (PHASE 3)
780 Windjammer Road & Joan Audrey Lane, Bowen Island, BC

Developer:

Mailing Address and Address
for service:

Attention:

Name and Business Address of
Real Estate Brokerage acting
on behalf of Developer:

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

misrepresentation.

KEB Il Limited Partnership together with
1071262 B.C. Ltd.

KEB Il Limited Partnership
4996 Quebec Street,
Vancouver, BC, V5W 2N2

1071262 B.C. Ltd.
1200-925 West Georgia Street,
Vancouver, BC, V6C 3L2

David Todd Beckow
RAREEARTH PROJECT MARKETING LTD.

502-134 Abbott Street
Vancouver, BC V6B 2K4



This Fourth Amendment to Disclosure Statement amends the Disclosure Statement dated May 26,
2021, as amended by a First Amendment to Disclosure Statement dated March 9, 2022, a Second
Amendment to Disclosure Statement dated August 11, 2022, and a Third Amendment to Disclosure
Statement dated March 15, 2023 (collectively, the “Disclosure Statement”) with respect to an
offering by KEB Il Limited Partnership together with 1071262 B.C. Ltd. (collectively, the “Developer”)
for the sale of certain strata lots located at 780 Windjammer Road & Joan Audrey Lane, Bowen
Island, BC in a development known as “Arbutus Ridge at King Edward Bay”. All capitalized terms
used herein shall have the meanings given to them in the Disclosure Statement, unless expressly

defined herein.

The Disclosure Statement is hereby amended as follows:

1. The particulars of the Real Estate Agent listed on the title page of the Disclosure Statement
are deleted and replaced with the following:

Name and Business Address of

Real Estate Brokerage acting 502-134 Abbott Street

on behalf of Developer:

Vancouver, BC V6B 2K4

2. Section 2.1C. is deleted and replaced with the following:

RAREEARTH PROJECT MARKETING LTD.

“C. On May 4, 2021, the Developer obtained a third Preliminary Layout Review (the
“3rd PLR”), from the approving officer of the Municipality to subdivide the Second

Remainder Parcel to create 12 separate lots as follows:

(@)

Lots 1 through 9 Plan EPP125322 (the “Residential Lots”) which are legally

described as follows:

PID: 031-890-938, LOT 1 DISTRICT LOT 1545 GROUP 1

WESTMINSTER DISTRICT PLAN EPP125322

PID: 031-890-946, LOT 2 DISTRICT LOT
WESTMINSTER DISTRICT PLAN EPP125322

PID: 031-890-954, LOT 3 DISTRICT LOT
WESTMINSTER DISTRICT PLAN EPP125322

PID: 031-890-962, LOT 4 DISTRICT LOT
WESTMINSTER DISTRICT PLAN EPP125322

PID: 031-890-971, LOT & DISTRICT LOT
WESTMINSTER DISTRICT PLAN EPP125322

PID: 031-890-989, LOT 6 DISTRICT LOT
WESTMINSTER DISTRICT PLAN EPP 125322

PID: 031-890-997, LOT 7 DISTRICT LOT
WESTMINSTER DISTRICT PLAN EPP125322

2.

1545

1545

1545

1545

1545

1545

GROUP

GROUP

GROUP

GROUP

GROUP

GROUP

NEW

NEW

NEW

NEW

NEW

NEW

NEW



PID: 031-891-004, LOT 8 DISTRICT LOT 1545 GROUP 1 NEW
WESTMINSTER DISTRICT PLAN EPP125322

PID: 031-891-012, LOT 9 DISTRICT LOT 1545 GROUP 1 NEW
WESTMINSTER DISTRICT PLAN EPP125322

(b) Lot 10 Plan EPP125322, for use as a shared septic system for proposed lots
2, 3, and 5 (the “Septic Field Lot”) PID: 031-891-021, LOT 10 DISTRICT LOT
1545 GROUP 1 NEW WESTMINSTER DISTRICT PLAN EPP125322

(c) Lot 11 Plan EPP125322, for use as a public open space and natural area
and trail use to be deeded to the Municipality upon subdivision of the Lands
(the “Public Space Lot”); PID: 031-891-039, LOT 11 DISTRICT LOT 1545
GROUP 1 NEW WESTMINSTER DISTRICT PLAN EPP125322

(d) Remainder parcel DL1545, Plan EPP125322, which has now been
subdivided and registered with the Land Title Office (the “Third Remainder
Parcel”, which together with the Residential Lots, the Septic Field Lot and
the Public Space Lot are collectively, the “Phase 3 Lots”). PID: 015-940-837,
DISTRICT LOT 1545 GROUP 1 NEW WESTMINSTER DISTRICT EXCEPT
PORTIONS IN EXPLANATORY PLAN 3489, PLAN 13464, PLANS
BCP33065, EPP76340, EPP103838 AND EPP125322

(e) The following Residential Lots have been sold and are no longer offered for
sale:

PID: 031-890-938, LOT 1 DISTRICT LOT 1545 GROUP 1 NEW
WESTMINSTER DISTRICT PLAN EPP125322

PID: 031-890-946, LOT 2 DISTRICT LOT 1545 GROUP 1 NEW
WESTMINSTER DISTRICT PLAN EPP125322

The subdivision set out in the 3rd PLR was filed on February 7, 2023.”

. Section 2.1 “Layout, Dimension, and Location of the Development” is deleted and

replaced with the following:
“All of the Residential Lots offered for sale by the Developer pursuant to this Disclosure
Statement have been issued separate municipal addresses. The Residential Lots in plan
EPP125322 are civically known as follows:

PID: 031-890-938, LOT 1: 782 Hayes Road, Bowen Island, BC

PID: 031-890-946, LOT 2: 786 Hayes Road, Bowen Island, BC

PID: 031-890-954, LOT 3: 782 Hayes Road, Bowen Island, BC

PID: 031-890-962, LOT 4: 778 Hayes Road, Bowen Island, BC

PID: 031-890-971, LOT 5: 774 Hayes Road, Bowen Island, BC

PID: 031-890-989, LOT 6: 770 Hayes Road, Bowen Island, BC
-3-



PID: 031-890-997, LOT 7: 766 Hayes Road, Bowen Island, BC
PID: 031-891-004, LOT 8: 762 Hayes Road, Bowen Island, BC
PID: 031-891-012, LOT 9: 756 Hayes Road, Bowen Island, BC

PID: 015-940-837, THIRD REMAINDER PARCEL: 1760 Joan Audrey Lane,
Bowen Island, BC

The layout of the Development and the areas and location of the Phase 3 Lots are set
out in the filed subdivision plan EPP125322 attached as Exhibit A-1 to the Disclosure
Statement as appended to the Third Amendment.”

. Section 7.2 of the Disclosure Statement is amended to include the following statement:

“The Developer has entered into an exclusive sales and marketing agreement with
RAREEARTH PROJECT MARKETING LTD. for the marketing and sale of the
remaining Residential Lots in Phase 3 of the Development.”

. Section 4.3 is amended by the addition of the following:

“The Phase 3 Lots are subject to the following legal notations, charges and encumbrances:

Legal Notations

Hereto is Annexed Easement CB466263 over Part of Lots 3-9 Plan EPP125322 as shown
on Plan EPP125326 — This easement is granted over Lot 2

Charges, Liens and Interests

Covenant CB466254 and Priority Agreement CB466255 — this septic covenant
identifies certain areas of Lot 1, 4, 6, 7, 8 and 9 suitable for the construction of septic fields
and prohibits construction of any buildings or structures on such areas. The priority
agreement grants Covenant CB466254 priority over Mortgage CA9283394 and
Assignment of Rents CA9283395 in favour of BlueShore Financial Credit Union.

Covenant CB466257 and Priority Agreement CB466258 — this covenant is a tree
protection covenant which restricts the development and use of Lot 4 in order to preserve
certain amenities and trees on Lot 4 and to provide privacy to Lot 5. The priority
agreement grants Covenant CB466257 priority over Mortgage CA9283394 and
Assignment of Rents CA9283395 in favour of BlueShore Financial Credit Union.

Statutory Right of Way CB466260 and Priority Agreement CB466261 — this
encumbrance grants the Municipality a statutory right of way over Lot 10 for the purpose
of the Municipality maintaining, repairing and facilitating the existing trail system and for
the purpose of permitting the public to access and use the trail system. The priority
agreement grants Statutory Right of Way CB466260 priority over Mortgage CA9283394
and Assignment of Rents CA9283395 in favour of BlueShore Financial Credit Union.

Easement CB466263, Equitable Charge CB466269, Covenant CB466271 and Priority
Agreements CB466264, CB466266, CB466268, CB466270 and CB466272—
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this easement over Lots 3 — 9, inclusive, is for the installation, maintenance, operation,
replacement, and use of a forcemain sewerage system and to provide access to the Septic
Field Lot septic system.

Pursuant to the equitable charge, the registered owners of Lots 2, 3 and 5 grant the
registered owners of Lots 4, 6, 7, 8 and 9 an equitable charge of all of their right, title and
interest in their Lots as security for full payment of their respective shares of the costs and
expenses incurred in connection with the maintenance, repair, operation and insuring of
the septic field on Lot 10 (the “Septic Field”) and the underground sanitary pipelines,
together with any ancillary equipment and fittings (the “Sanitary Line”).

The covenant requires the registered owners of Lots 2, 3, and 5 to: (i) not less than once
per year, appoint a professional engineer to review the Sanitary Line and the Septic Field
and to provide the registered owners of Lots 2,3 and 5 with a written report (the “Report”)
setting out their recommendations and any actions required to maintain the Sanitary Line
in a proper state of repair; (ii) provide the Municipality with a copy of the Report and
request the Municipality’s approval of the maintenance works; and (iii) carry out or cause
to be carried out any approved or recommended maintenance works in a good and
workmanlike manner and in accordance with the Report.

The priority agreements grant Easement CB466263, Equitable Charge CB466269 and
Covenant CB466271 priority over Mortgage CA9283394 and Assignment of Rents
CA9283395 in favour of BlueShore Financial Credit Union.

Statutory Right of Way CB466274 and Priority Agreement CB466275 — this
encumbrance grants the Municipality a statutory right of way over Lot 5 for the purpose of
trail maintenance and emergency access. The priority agreement grants Statutory Right
of Way CB466274 priority over Mortgage CA9283394 and Assignment of Rents
CA9283395 in favour of BlueShore Financial Credit Union.

Statutory Right of Way CB466276 and Priority Agreement CB466277 — this
encumbrance grants the Municipality a statutory right of way over Lot 10 for the purpose
of its domestic water distribution system, including but not limited to all pipes, valves,
fittings, pumps, conduits, culverts, manholes, fire hydrants, facilities, and appurtenances
necessary or convenient for the carrying of water as part of the Municipality’s system of
waterworks. The priority agreement grants Statutory Right of Way CB466276 priority over
Mortgage CA9283394 and Assignment of Rents CA9283395 in favour of BlueShore
Financial Credit Union.

Covenant CB466278 and Priority Agreement CB466279 — this no build covenant is
registered over Lot 10 to prohibit any development on Lot 10, other than the construction
and installation of the onsite sewage disposal and primary/reserve septic fields (the
“Septic System), the water main and associated works installed or to be installed and
maintained as part of the Municipality’s domestic water system, as well as access for the
Municipality and others, with and without vehicles for the purpose of access to and
maintenance thereof and to the lands to the south, and trails located on Lot 10. The priority
agreement grants Covenant CB466278 priority over Mortgage CA9283394 and
Assignment of Rents CA9283395 in favour of BlueShore Financial Credit Union.

Covenant CB466280 and Priority Agreement CB466281 — this covenant ensures that
-5-



any undivided fee simple interest of the registered owners of Lots 2, 3, and 5 are transferred
only in conjunction with the transfer of its respective undivided fee simple interest in Lot 10.
The priority agreement grants Covenant CB466280 priority over Mortgage CA9283394 and
Assignment of Rents CA9283395 in favour of BlueShore Financial Credit Union.

Mortgage CA9283394 and Assignment of Rents CA9283395 — these financial
encumbrances are in favour of BlueShore Financial Credit Union. They will be discharged
as against such lots upon transfer thereof to the purchasers.

Statutory Building Scheme CB466252 — this encumbrance sets out the requirements
for the construction of dwellings, designs and improvements on all of the Residential Lots
in order to adhere to specific design guidelines acceptable to the Municipality and
imposes a design review and approval process.

Mortgage CB1989831 and Assignment of Rents — this mortgage was registered on
April 16, 2025, in favor of Aperture Development Group Ltd. (Incorporation No.
BC1049306). This financial encumbrance affects the Remainder Parcel and Residential
Lots 3-9. Like the BlueShore Financial Credit Union mortgage, it will be discharged as
against such lots upon transfer thereof to the purchasers.

Priority Agreement CB1996803 — this priority agreement was registered on April 22,
2025, and grants the BlueShore Financial Credit Union mortgage (CA9283394) and
Assignment of Rents (CA9283395) priority over Mortgage CB1989831 registered in favor
of Aperture Development Group Ltd. The agreement establishes that BlueShore
Financial Credit Union (now known as Beem Credit Union as of January 1, 2025) has first
priority on the security, with Aperture Development Group Ltd. taking a subordinate
position. This arrangement ensures that purchasers receiving discharges of the
BlueShore/Beem mortgage will obtain clear title without complications from the
subsequent Aperture mortgage.

Copies of these encumbrances and charges are available from the Developer or its solicitor
for inspection by any prospective purchaser.”

6. The form of purchase agreement attached at Exhibit E is removed and replaced with the
form of contract of purchase and sale attached hereto as Schedule “A”, amended as
required in each case.

DEEMED RELIANCE

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



DECLARATION

The foregoing statements disclose, without misrepresentation, all material facts
relating to the Development referred to above, as required by the Real Estate
Development Marketing Act of British Columbia, as of April 23, 2025.

KEB Il LIMITED PARTNERSHIP
by its General Partner, KEB Il (GP) Ltd.,

by its authorjzéd signatory:

David Todd Beckow

1071262 B.C. Ltd.
by its authorized signatory:

)

— e

David Todd Beckow

By the sole Djfector of KEB Il (GP) Ltd. in their personal capacity:

David Todd Beckow

By the sole Diregtor of 1071262 B.C. Ltd. in their personal capacity:

David Todd Beckow




SCHEDULE “A”

FORM OF CONTRACT OF PURCHASE AND SALE



Lot #

AGREEMENT OF PURCHASE AND SALE
ARBUTUS RIDGE AT KING EDWARD BAY
(PHASE 3)

VENDOR:

1071262 B.C. Ltd.

925 West Georgia Street, Suite
1200 Vancouver, BC V6C 3L2
(the “Nominee”)

-AND -

KEB Il Limited Partnership
925 West Georgia Street, Suite
1200 Vancouver, BC V6C 3L2

(the “Beneficial Owner”, which together with the Nominee are collectively, the “Vendor”)

PURCHASER

Full Name: Full Name:
Address: Address:
Postal Code: Postal Code:
Tel: Tel:

E-mail Address: E-

(collectively, the “Purchaser”)

The Purchaser hereby covenants to notify the Vendor of any changes to their address or email address as soon as
such changes occur.

The Purchaser’s Lawyer or Notary Public (if known):

[insert Purchaser’s name] certifies to the Vendor that the Purchaser is D
OR is not D a non-resident of Canada under the Income Tax Act (Canada)

[insert Purchaser’s name] certifies to the Vendor that the Purchaser is D
OR is not D a non-resident of Canada under the Income Tax Act (Canada)

A. The Purchaser hereby offers to purchase from the Vendor (the “Offer”) on the terms set out herein
and in the attached Supplementary Terms of Agreement of Purchase and Sale (together, the
“‘Agreement”), the subdivision lot legally described as:

Parcel Identifier (“PID”): , Lot DISTRICT LOT 1545 GROUP 1
NEW WESTMINSTER DISTRICT PLAN EPP125322 (the “Subdivision Lot”).

The Subdivision Lot is part of the development known as “Arbutus Ridge at King Edward Bay” (the
“Development”). The civic address of the Subdivision Lot is as set out in the Disclosure Statement dated
May 26, 2021, as amended.

B. The Completion Date shall be . Adjustment Date shall be the

Completion Date. Possession Date shall be the day immediately following the Completion Date.

Contract of Purchase and Sale - Arbutus Ridge at King Edward Bay



2-
C. The purchase price (the “Purchase Price”) for the Subdivision Lot (excluding goods and services
tax (“GST”) and any other applicable sales tax) is: $

The Purchase Price is payable in lawful money of Canada as follows:

i a deposit of $ (the “Deposit’) payable
within 7 days after the date of acceptance by the Vendor of the Offer herein. The
Deposit will be payable by cheque, certified cheque or bank draft to Ledding &
Company LLP (the “Vendor’s Solicitor”), in trust; and

ii. the balance of the Purchase Price, subject to the adjustments and deposits described
herein, shall be paid on the Completion Date (as hereinafter defined).

D. The Purchaser shall, in addition to the Purchase Price, pay to the Vendor the sum of $3,500.00 by
way of non-refundable prepaid fee, which will be shown as an adjustment on the statement of
adjustments, for the design review required prior to issuance of a building permit by the Bowen
Island Municipality and the commencement of construction of any improvements on the Subdivision
Lot (the “Design Review Fee”). This Design Review Fee shall not bear interest and shall be paid out
to the Developer forthwith upon Completion, and shall be deemed to be earned on Completion.

E. This Offer will be open for acceptance by the Vendor on or before 5.00pm PST on the date that is
three (3) business days from the date the Vendor receives this Offer from the Purchaser, and is
irrevocable prior to that time, and upon acceptance by the Vendor, this Agreement will be a binding
contract for the purchase and sale of the Subdivision Lot on the terms and conditions herein
contained. This Agreement may be executed in counterparts and delivered by e-mail in accordance
with the Supplemental Terms.

THE SUPPLEMENTARY TERMS ATTACHED HERETO ARE PART OF THIS AGREEMENT. READ
THIS CAREFULLY BEFORE YOU SIGN.

I/IWE, THE ABOVE “PURCHASER”, HEREBY OFFER to purchase the Subdivision Lot at the price
and on the terms and conditions contained herein.

I/WE hereby confirm that I/WE have read this Agreement and further confirm that other than the
warranties and representations and the terms and conditions contained in writing herein and in the
Disclosure Statement, NO REPRESENTATIONS, WARRANTIES, TERMS AND CONDITIONS MADE
BY ANY PERSON OR AGENT SHALL BE BINDING UPON THE VENDOR.

In consideration of the mutual promises contained in this Agreement and the sum of One Dollar ($1.00)
now paid by each party to the other (the receipt and sufficiency of which is hereby acknowledged by
each party), the parties agree to be bound by the terms of this Agreement, if accepted by the Vendor.

This Agreement is executed under seal and the delivery of this Agreement by the Purchaser to the
Vendor constitutes the delivery of a deed, whether or not a physical seal is affixed to this Agreement

by any party. By executing this Agreement, each individual delivering it as or on behalf of a party is
deemed to have delivered this Agreement under seal.

[signature page follows]

Contract of Purchase and Sale - Arbutus Ridge at King Edward Bay (Phase 3)



IN WITNESS WHEREOF THE PURCHASER HAS EXECUTED THIS AGREEMENT this

day of ,202__.
WITNESS PURCHASER (Tel No.)

(Email)
WITNESS PURCHASER (Tel No.)

(Email)
THIS OFFER is accepted by the Vendor this day of _, 202__.

1071262 B.C. LTD. by its authorized signatory:

Per:

Authorized Signatory

KEB Il Limited Partnership by its General
Partner, KEB Il (GP) Ltd., by its authorized
signatory:

Per:

Authorized Signatory

Disclosure Statement Receipt

The Purchaser hereby acknowledges receiving and having had a reasonable opportunity prior to the
execution of this Agreement to read the Disclosure Statement dated , 2021. The
execution of this Agreement will constitute a receipt by the Purchaser for and in respect of the
Disclosure Statement.

This Disclosure Statement relates to a development property that is not yet completed, and the
Purchaser acknowledges that the information in section 7.2 of the Disclosure Statement regarding this
Agreement has been drawn to the Purchaser’s attention.

Purchaser’s Purchaser’s

GENERAL/70629.019/10490500.2 Contract of Purchase and Sale - Arbutus Ridge at King Edward Bay (Phase 3)



1.1

2.1

3.1

3.2

4-

SUPPLEMENTARY TERMS OF AGREEMENT OF PURCHASE AND SALE

ARBUTUS RIDGE AT KING EDWARD BAY (PHASE 3)

AGREEMENT TO PURCHASE

If the Offer is accepted by the Vendor, the Purchaser agrees to purchase from the Vendor by
way of conveyance of the Subdivision Lot on the Completion Date at the Purchase Price set
out in Section B of this Agreement and upon the terms set forth herein and subject to:

a) the exceptions listed in Section 23(1) of the Land Title Act (British Columbia);

b) any non financial charges and encumbrances now registered or to be
registered against title to the Subdivision Lot or required for the filing of the
subdivision plan creating the Subdivision Lot, and without limiting the
generality of the foregoing, all proposed encumbrances (including the Building
Scheme and the Design Guidelines) disclosed in the Disclosure Statement;
and

c) the Vendors existing mortgage and any related financial charges against title
to the Subdivision Lot (subject to the usual protocol for removal of such
financial charges by the Vendor on the Completion Date or during the period
immediately following the Completion Date in accordance with the provisions
of Part 6 hereof),

(collectively the “Permitted Encumbrances”).
DESCRIPTION OF SUBDIVISION LOT

The Subdivision Lot is part of one or more subdivisions of the Development as shown on the
Subdivision Plan. The Subdivision Plan, is appended to the Disclosure Statement. The
Subdivision Lot is a bare land lot, and does NOT include a house, garage, or any other building
or improvement or landscaping nor any on- site services. Services and utilities will be available
to the Subdivision Lot as described in the Disclosure Statement.

PURCHASE PRICE, DEPOSITS AND PAYMENT
The Purchaser will pay the Purchase Price to the Vendor as follows:

a) The Deposit will form part of the Purchase Price and will be held in trust by the Vendor’s
Solicitor. The Deposit shall be held in a non-interest-bearing bank account unless
specifically herein otherwise provided and shall be credited to the Purchase Price on
Completion; and

b) The balance of the Purchase Price, plus or minus the adjustments pursuant to Section
4.4 hereof shall be paid by the Purchaser to the Vendor’s Solicitor on the Completion
Date by way of certified cheque, bank draft or other electronic method of payment
acceptable to the Vendor’'s Solicitor, at its sole discretion, in accordance with the
provisions of Section 6.1 hereof.

Subject to Section 3.3 hereof, the Deposit shall be dealt with as follows:

Contract of Purchase and Sale - Arbutus Ridge at King Edward Bay (Phase 3)



3.3

41

4.2

4.3

5.1

a) Upon failure of the Purchaser to pay the Deposit on or by the due date or in the event
the Deposit payment is refunded or dishonored by the drawing bank, this Agreement
will thereupon be null and void;

b) If the Purchaser fails to complete the purchase of the Subdivision Lot in accordance
with the terms of this Agreement, then the Deposit shall be released by the Vendor’s
Solicitor to the Vendor forthwith pursuant to Section 8.1 herein; and

c) If the Vendor fails to complete the sale of the Subdivision Lot in accordance with the
terms of this Agreement, without lawful reason or excuse, then the Deposit shall be
released by the Vendor’s Solicitor to the Purchaser and the Purchaser shall have no
further claim against the Vendor.

The Vendor and the Purchaser hereby irrevocably authorize the Vendor’s Solicitor:

a) to deal with the Deposit in accordance with the provisions hereof, as stakeholder and
not as agent for one of the parties; and

b) to interplead the Deposit, at the expense of the party ultimately determined to be
entitted to such funds, should any dispute arise regarding the obligations of the
Vendor’s Solicitor with respect to the Deposit.

COMPLETION, POSSESSION AND ADJUSTMENT DATES

Completion Date: The closing of the purchase of the Subdivision Lot shall take place
on the completion date (the “Completion Date”), which shall a as set forth in recital
B to this Agreement.

Taxes and Adjustments: The Purchase Price does not include GST or any other applicable
taxes. The Purchaser will pay all applicable GST in respect of this transaction to the Vendor on
the Completion Date and the Vendor will be responsible for remitting the GST to the applicable
authority. The Purchase Price does not include any applicable real property taxes, property
transfer tax, or provincial sales tax and the Purchaser agrees to pay for all such applicable taxes
and rates, levies, local improvement assessments, utilities, and other such charges on the
Completion Date. All adjustments both incoming and outgoing of any nature whatsoever will be
made as of the Completion Date (the “Adjustment Date”).

Possession Date: Provided the Vendor’'s Solicitor has received the balance of the Purchase
Price and all other amounts payable by the Purchaser to the Vendor in respect of the
Subdivision Lot on the Completion Date, the Purchaser shall have vacant possession of the
Subdivision Lot, free and clear of all encumbrances, except the Permitted Encumbrances, on
the day immediately following the Completion Date (the “Possession Date”).

BUILDING SCHEME AND SECURITY DEPOSIT
All the following terms and conditions of this entire part 5 (Sections 5.1 to 5.3 hereof) of the

Agreement shall be deemed not to merge on closing and shall survive the closing and remain
enforceable following the Completion Date.
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Building Scheme: The Purchaser warrants and represents that it has reviewed the Statutory
Building Scheme and Design Guidelines (or the restrictive covenant or section 219 covenant in
lieu thereof) (the “Building Scheme”) referred to in the Disclosure Statement and to be filed on
title to the Subdivision Lot, and following the Completion Date the Purchaser agrees only to
construct a residential dwelling, and to complete landscaping within the timeframes set out in
the Building Scheme (collectively, the “Improvements”) on the Subdivision Lot in accordance
with designs as represented in the plans and specifications to be prepared by or on behalf of
the Purchaser (the “Designs and Specifications”). The Purchaser agrees to present its
Designs and Specifications for development of the Subdivision Lot either directly to the Vendor
or to the affiliate or authorized agent or assignee acting in the capacity of the Approval Authority
as defined in and contemplated under the Building Scheme, for the purposes of review,
consideration and approval by the Approval Authority.

Design Review Fee: Pursuant to Section B of this Agreement, the Purchaser shall pay on
Completion, (as an adjustment on the statement of adjustments), the prepaid Design Review
Fee. The Design Review Fee will be paid by the Vendor to the Approval Authority for a review
of the Purchaser’s Designs and Specifications to determine their overall compliance with the
Building Scheme. The Purchaser acknowledges that the Approval Authority may approve or
reject a design for any of the proposed Improvements, as represented in the Purchaser’s
Designs and Specifications, as the Approval Authority deems necessary or desirable for the
application of the Building Scheme and the Purchaser agrees to comply with the Approval
Authority’s decision with respect to the Designs and Specifications. The Purchaser further
agrees that the approval of the Approval Authority is not a warranty as to the fitness of the
Improvements or their compliance with building regulations, nor a permit for any construction
on the Subdivision Lot. The Purchaser agrees not to vary the Designs and Specifications unless
the Approval Authority has consented to such changes. Any cost or expense to the Approval
Authority associated with any changes requested by the Purchaser in the Designs and
Specifications following the first approval by the Approval Authority will be paid directly by the
Purchaser.

CONVEYANCE, RISK, PERMITTED ENCUMBRANCES

The Vendor will take whatever steps are necessary in order to obtain or make arrangements
for the release or discharge of any registered liens, mortgages, charges and encumbrances
save and except for the Permitted Encumbrances pursuant to Section 1 hereof. On the
Completion Date, the Vendor will transfer to the Purchaser title to the Subdivision Lot, free and
clear of all registered liens, mortgages, charges and encumbrances of any nature whatsoever
save and except for the Permitted Encumbrances, subject to the following acknowledged
protocol for the release from title to the Subdivision Lot of any mortgage(s) granted by the
Vendor and any security collateral thereto. The Purchaser acknowledges and agrees that the
Vendor will be using the purchase monies received from the Purchaser to obtain a partial
discharge of any mortgage(s) and any related security collateral thereto on title that was granted
by the Vendor. The Purchaser’s solicitor or notary public (the “Purchaser’s Solicitor”) will pay
the balance of the adjusted Purchase Price on the Completion Date by way of certified trust
cheque, bank draft or electronic method of payment acceptable to the Vendor’s Solicitor
at its sole discretion, made payable to the Vendor’s Solicitor, in trust, on their undertaking to
pay sufficient funds to the Vendor’'s lender(s) to legally oblige such lender(s) to provide a
registrable partial discharge of such mortgage(s) and security collateral thereto so as to release
such mortgage(s) and security collateral thereto from the title to the Subdivision Lot. If the
Purchaser is relying upon a new mortgage to finance the Purchase Price, the Purchaser, while
still required to pay the balance of the adjusted Purchase Price on the Completion Date, may
wait to pay same until after the transfer and new mortgage documents have been lodged for
registration at the applicable Land Title Office but only if before such lodging against title to
the Subdivision Lot, the Purchaser has:
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a) deposited in trust with the Purchaser’s Solicitor the cash balance of the
Purchase Price not being financed by the new mortgage;

b) fulfilled all the new mortgagee’s conditions for funding except lodging for
registration; and

c) made available to the Vendor's Solicitor an undertaking given by the
Purchaser’s Solicitor to pay on the Completion Date the balance of the
adjusted Purchase Price upon the lodging in the Land Title Office of the
transfer and the new mortgage documents and the advance by the new
mortgagee of the mortgage proceeds.

Closing Documents: The Purchaser will prepare the documents necessary to complete this
transaction and will deliver a Form A — Freehold Transfer, in registrable form and a Statement
of Adjustments at least five (5) days prior to the Completion Date (the “Closing Documents”).
The Purchaser will bear all costs of preparing and registering the Closing Documents. The
Vendor shall not be required to execute or deliver any further agreements, transfers documents,
certificates, statutory declarations or assurances.

The Subdivision Lot shall be at the risk of the Vendor up to and including the date preceding
the Completion Date and at the risk of the Purchaser from and including the Completion Date.

RESTRICTION ON ASSIGNMENT OF AGREEMENT BY PURCHASER

The Vendor and the Purchaser agree that this Agreement may not be assigned without the
express written consent of the Vendor, which may be arbitrarily withheld at the sole discretion
of the Vendor, and any consent to such assignment shall entitle the Vendor to any profit
resulting therefrom to the Purchaser or any subsequent assignee.

Without limiting Section 7.1, an assignment with the express written consent of the Vendor may
be subject to conditions including an assignment fee and handling charge payable to the Vendor
in the amount named by the Vendor as a condition of consent.

No assignment by the Purchaser of the Purchaser’s interest in the Subdivision Lot or this
Agreement or direction of transfer to any other person shall have the effect of releasing the
Purchaser from any of the Purchaser’s obligations or liabilities hereunder.

The Purchaser further agrees not to advertise or solicit offers from the public before the
Completion Date with respect to the resale of the Subdivision Lot or assignment of this
Agreement by the Purchaser.

MISCELLANEOUS

Time: Time will be of the essence hereof and unless all payments on account of the Purchase
Price, together with adjustments thereto as provided herein and all other amounts payable by
the Purchaser hereunder are paid when due, then the Vendor may, at the Vendor’s option,
terminate this Agreement and in such event the Deposit will be absolutely forfeited to the
Vendor on account of damages, without prejudice to the Vendor's other remedies,
including a right to recover any additional damages.
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Conditions/”Subject to” Provisions: Despite anything herein contained to the contrary,
(except Sections 9.1 and 9.2) if the Purchaser’s obligation to purchase the Subdivision Lot is
subject to one or more conditions then the conditions shall be set out in an Addendum attached
hereto and if such conditions exist then the Vendor may, on written notice delivered to the
Purchaser and despite any noted “Condition Removal Date” on the Addendum, require the
Purchaser to either satisfy or waive the satisfaction of all conditions by delivering return written
notice to the Vendor within 72 hours from the time the Vendor gives notice to the Purchaser.
If such written waiver is not received within such time, then this Agreement shall terminate and
the Deposit shall be promptly refunded to the Purchaser.

Notice: Any notice to be given to the Purchaser will be well and sufficiently given if deposited
in any postal receptacle in Canada addressed to the Purchaser at the Purchaser’s address or
the Purchaser’s Solicitor at their office and sent by regular mail, postage prepaid, or if delivered
by hand or if transmitted by e-mail to the Purchaser’s Solicitor at their office or to the Purchaser.
Such notice shall be deemed to have been received if so delivered or transmitted, when
delivered or transmitted and if mailed, on the second business day (exclusive of Saturdays,
Sundays and statutory holidays) after such mailing. The address and e-mail (if any) for the
Purchaser will be as set out above or will be such other address or e-mail of which the
Purchaser has last notified the Vendor in writing. Any documents to be tendered on the
Purchaser may be tendered on the Purchaser or the Purchaser’s Solicitor. Any notice to be
given to the Vendor may be given to the Vendor or the Vendor’s Solicitor in the same manner,
and shall be deemed to have been received, as provide for in the preceding provisions of this
section, mutatis mutandis. Any documents or money to be tendered on the Vendor shall be
tendered by way of certified cheque or bank draft and shall be delivered at the Purchaser’s
expense to the Vendor or the Vendor’s Solicitor.

Laws of British Columbia: This Agreement, including the Offer and the contract resulting
from the acceptance of the Offer and all terms and matters arising hereunder will be construed
in accordance with and governed by the laws of British Columbia which will be deemed to be
the proper law hereof, and the courts of British Columbia will have the exclusive jurisdiction to
entertain and determine all claims and disputes arising out of or in any way connected with
this offer and the validity, existence and enforceability hereof.

Obligations Joint and Several: If the Purchaser is comprised of more than one party, then
the obligations of the Purchaser hereunder will be the joint and several obligations of each
party comprising the Purchaser and any notice given to one of such parties shall be deemed
to have been given at the same time to each other such party.

Counterparts and Transmittal: This Agreement may be executed electronically by the parties
and/or in counterparts or transmitted by e-mail, or both, and if so executed and delivered, or if
so transmitted, or if so executed and transmitted, this Agreement will be for all purposes as
effective as if the parties had executed and delivered to one another a single original
agreement.

Resident of Canada: The Vendor represents and warrants to the Purchaser that it is a
resident of Canada within the meaning of the Income Tax Act of Canada.

Contractual Rights: The Offer and acceptance under this Agreement create contractual rights
only and not any interest in land.
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Number and Gender: All references to any party, whether a party to this Agreement or not,
will be read with such changes in number and gender as the context or reference requires.

Continuing Effect: The covenants, representations and warranties contained in this
Agreement shall survive the Completion Date and shall not merge in the conveyance and
transfer to the Purchaser.

Electronic Delivery of Disclosure Statement: As permitted by the BC Real Estate
Development Marketing Act and the Electronic Transactions Act the Purchaser agrees to
receiving from the Vendor a copy of the Disclosure Statement and all subsequent
consolidations or amendments thereto by electronic means, including by email, the Vendor’s
or the Vendor’s Solicitor's website, or by a third party internet-based host-site such as dropbox.

Entire Agreement: This Agreement constitutes the entire agreement between the Purchaser
and Vendor with respect to the purchase and sale of the Subdivision Lot. There are no oral
or written representations, warranties, terms, conditions or contracts or collateral
representations, warranties, terms, conditions or contracts, expressed or implied, statutory or
otherwise applicable hereto, made by the Vendor or the Vendor’s agents or employees, or any
other person on behalf of the Vendor, including, without limitation, arising out of any marketing
material such as advertisements, brochures, photographs, illustrations, blogs, iPads (or other
tablets), websites, social media or any other electronic media including any simulated view or
representation generated by a computer simulator or any other marketing material in respect
of the Subdivision Lot or the Development other than those contained in this Agreement signed
by all parties and in the Disclosure Statement.

Privacy Consent: The Purchaser consents to the collection, use and disclosure of personal
information contained in this Agreement and otherwise as collected by or on behalf of the
Vendor and its agents, affiliates and service providers for the following purposes:

a) to complete the transaction contemplated by this Agreement;

b) to engage in business transactions including securing financing for the
construction of the Development;

c) to provide ongoing products and services to the Purchaser;

d) to market, sell, provide and inform the Purchaser of the Vendor’s products and
services including information about future projects;

e) as required by law; and
f) for additional purposes identified when or before the information is collected.
ADDITIONAL TERMS AND CONDITIONS OF THE VENDOR

The obligations of the Vendor under this Agreement are subject to the following
condition precedent, which is for the sole benefit of the Vendor and may be waived by
the Vendor at its sole discretion: (a) The consent of the Vendor’s lenders to a partial
discharge of their mortgage(s) over the Subdivision Lot. If this condition precedent is
not satisfied or waived by the Vendor on or before the Completion Date, this Agreement
shall be terminated and the Deposit shall be returned to the Purchaser without interest
or deduction and both parties shall be released from all obligations hereunder.

Contract of Purchase and Sale - Arbutus Ridge at King Edward Bay (Phase 3)



9.2

9.3

9.4

-10-

The Purchaser covenants and agrees to provide, and cause any third parties to provide,
to the Vendor, the Vendor’s agents and the Vendor’s Solicitor, promptly upon request,
any additional personal or other information not contained herein that is required in
order for such person to comply with the Proceeds of Crime (Money Laundering) and
Terrorist Financing Act (Canada) and regulations, rules and policies thereunder or
relating thereto, and the Purchaser acknowledges that the foregoing consent applies
to any such personal information.

The Vendor may in its sole discretion terminate this Agreement if the Vendor has
reasonable grounds to suspect that any part of the transaction contemplated by this
Agreement is related to the commission or attempted commission of a “money
laundering offence” or a “terrorist activity financing offence”, as defined in the Proceeds
of Crime (Money Laundering) and Terrorist Financing Act (Canada) and regulations
under that Act, as amended from time to time, in which event the portion of the Deposit
that has been paid (excluding interest earned thereon) will be returned to the Purchaser
and the Purchaser will have no further claims against the Vendor.

The Vendor may in its sole discretion terminate this Agreement if the Vendor has
reasonable grounds to suspect that the Purchaser is both: (a) a “non-Canadian” within
the meaning of the Non-Canadian Prohibition Act and the regulations thereunder, as
amended from time to time; and (b) not an exempt person pursuant to section 4(2) of
the Non-Canadian Prohibition Act, in which event the portion of the Deposit that has
been paid (excluding interest earned thereon, if any) will be returned to the Purchaser
and the Purchaser will have no further claims against the Vendor.

[end of document]
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