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IN THE SUPREME COURT OF BRITISH COLUMBIA
BETWEEN:
FOX ISLAND DEVELOPMENT LTD. and ADVANCED VENTURE HOLDING CO., LTD.

PETITIONERS
AND:

KENSINGTON UNION BAY PROPERTIES NOMINEE LTD. (formerly known as 34083
YUKON INC.), KENSINGTON UNION BAY PROPERTIES LIMITED PARTNERSHIP,
KENSINGTON UNION BAY PROPERTIES GP LTD., INTERNATIONAL TRADE CENTER
PROPERTIES LTD., SUNWINS ENTERPRISE LTD., MO YEUNG CHING also known as
MICHAEL CHING, MO YEUNG PROPERTIES LTD., SFT DIGITAL HOLDINGS 30 LTD.,
HOTEL VERSANTE LTD., BEEM CREDIT UNION, MORTEQ LENDING CORP., CHUN
YU LIU, 1307510 B.C. LTD., JEFFREY RAUCH, HEUNG KEI SUNG, and RCC HOLDINGS
LTD.

RESPONDENTS

AFFIDAVIT OF MO YEUNG (MICHAEL) CHING
(Affirmed October 20, 2025)

I, Mo Yeung (Michael) Ching, with a service address of 9" floor, 900 West Hastings Street,

British Columbia, AFFIRM THAT:

1. I am a respondent and the President and Chief Executive Officer of the Respondents,
Kensington Union Bay Properties Nominee Ltd. (formerly known as 34083 Yukon Inc.) and
Kensington Union Bay Properties GP Ltd. (together with Kensington Union Bay Properties
Limited Partnership, the “Kensington Union Bay Group”), and a director of International
Trade Center Properties Ltd. (“ITC”) , Sunwins Enterprise Ltd. (“Sunwins”), Mo Yeung
Properties Ltd. (“MY Properties”) and SFT Digital Holdings 30 Ltd.(“SFT”) (together, the
“Application Respondents™). As such, I have knowledge of the matters hereinafter deposed
to save and except where stated to be on information provided to me, in which case I believe

the same to be true.



The Loan Agreements and Fox Island

2. Asdescribed in my other Affidavits in these proceedings, the Application Respondents are co-
borrowers under a loan agreement, dated June 14, 2021 (the "Senior B Loan Agreement"),
with the Petitioners, as lenders, as modified by certain amending agreements, and various

forbearance agreements.

3. Inearly 2019, Gavin Wang (“Gavin”), the principal of the Petitioner Fox Island Development
Ltd. (“Fox Island”) was introduced to me through a mutual friend as a businessman from
China with access to private lenders seeking to place bridge loans for real estate projects. As a
fellow Chinese businessman, I developed a friendly and trusting business relationship with

him.

4. Irecall Gavin visiting the Sunwins development office around April 2019. I showed Gavin our
completed projects along with the proposal for the International Trade Centre project (the “ITC
Project”) as well as the Union Bay project (“Union Bay”). At that time the commercial strata
lots in the ITC Project were still being sold. We produced marketing material for that purpose,
including an information statement from 2016 that was provided to prospective purchasers (the
“Information Statement”). The ITC Project has a complex title structure that consists of first
an air space subdivision to create five air space parcels (collectively, the “Air Space Parcels”)
and a remainder parcel (the “ITC Remainder”), followed by a strata subdivision of four of
the Air Space Parcels to create 118 commercial retail and office strata lot units. I recall giving
Gavin a copy of the Information Statement as it was the best way to describe the ITC Project.
Attached as Exhibit “A” is a copy of the Information Statement for the ITC Project. Section
3.6 of the Information Statement, it describes the parking facility being constructed in the ITC
Remainder, and contemplated that a long term leasehold interest would be created over the
parking facility which leasehold interest would be partially assigned to the strata lot owners

for their exclusive use.

5. From April 2019 to the time later loan agreements were signed with Fox Island in 2019, I had
many meetings with Gavin. During that time, I provided additional information as to the ITC

Project and Union Bay to Gavin by printed copies as well as on a USB drive. This was
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necessary as there was no digital data room set up. Gavin assured me that once a business
relationship had been established, he would be able to offer larger loans to me with more
competitive terms. In our discussions, Gavin was at first uncertain whether Fox Island should

take security over the parkade at all.

6. On November 15, 2019, ITC entered into a loan agreement with Fox Island (the “November
2019 Loan Agreement”) for $12 million to help refinance existing loan facilities associated
with the development and construction of the Hotel Versante hotel (the “Hotel”) in the ITC
Project including the partial pay down of a senior lender Romspen Investment Corporation.
The November 2019 Loan Agreement followed an earlier $16 million loan from Fox Island in
September 2019 that had been terminated. The interest rate for the November 2019 Loan
Agreement was 12.5%, increasing to 25% on July 16, 2020. Security for the November 2019
Loan Agreement included a commercial strata lot known as the ITC Bar. Attached as Exhibit
“B” is a copy of the November 2019 Loan Agreement.

7. Both the November 2019 Loan Agreement and the Senior B Loan Agreement recognize that
ITC as the Borrower was owner of what is known as the ITC Remainder, a single legal parcel
which provides parking to the ITC Project including Air Space Parcel 2 (“ASP2”), which
consisted of the Hotel. Both agreements acknowledge that 84 spaces in the parkade (the “Hotel
Parking”) are allocated to ASP2. Strata lot purchasers would similarly have use of parking in
the ITC Remainder. From the Information Statement I provided to Gavin, I knew that Gavin

was aware of the leasehold parking arrangements throughout negotiation of both agreements.

8. On May 24, 2019, the air space subdivision creating the Air Space Parcels was completed. The
strata subdivision of the other air space parcels, ASP 1, 3, 4 and 5, took place shortly thereafter.
The ITC Remainder was not stratified, nor was ASP2.

9. On May 24, 2019, a Reciprocal Rights Agreement (the “RR Agreement™) was entered into
among ITC and the City of Richmond and registered in the New Westminster Land Title Office
as charge numbers CA7519726 to CA7519836 as a requirement for the air space subdivision.
The RR Agreement was intended to deal with issues among the Air Space Parcels such as
easements structural support, access, maintenance and repair and parking and to run with
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commercial strata lots post strata subdivision. It was not intended to replace the intended
creation of leasehold interest for the parking facilities or the partial assignment of the leasehold
interest to its respective assignees including the parking stalls intended for use by the Hotel in
ASP2. Attached as Exhibit “C” is a copy of the RR Agreement.

10. On May 30, 2019, as part of the development for the Hotel, and as intended under the
Information Statement, ITC and 1212429 B.C. Ltd. (“121”) entered into a lease (the “Parking
Head Lease”) under which ITC leased the entirety of its interest in the parking stalls in the
ITC Remainder to 121. The purpose of the Parking Head Lease was to allow for individual
strata lot owners and the strata lot owner associated with the Hotel’s operations to be assigned
long-term parking interests within the ITC Remainder. Gavin was informed repeatedly by me
as to the existence of, and the necessity for, the Parking Head Lease. The Parking Head Lease
is attached to the Receiver’s Second Report as Appendix “D”.

11. Pursuant to the earlier strata subdivision, 119 strata lots were sold and the purchasers in the
ITC Project took assignments of the Parking Head Lease from 121. Each of those purchasers
would have been provided copies of the Parking Head Lease and the form of assignment in it.

12. On November 5, 2019, 121 assigned the Hotel Parking to Bygenteel Capital Inc.
(“Bygenteel”). Bygenteel is the owner of Strata Lot 13 & 14. The assignment is attached to
the Receiver’s Second Report as Appendix “E”.

13. On July 1, 2021, Bygenteel, leased the Hotel Parking to Club Versante Management Ltd.
(“Club Versante”) for a term of five years with an option to renew for a further five years.

The Club Versante lease is attached to the Receiver’s Second Report as Appendix “F”.

14. On August 15, 2021, Bygenteel entered into a purchase agreement with ITC to revert the Hotel
Parking back to ITC for a purchase price of $6,000,600. The purpose of the transaction was
to sell the Hotel along with related assets, such as the Hotel Parking, to a purchaser RCC
Holdings Ltd. This transaction did not close. This purchase agreement is attached to the

Receiver’s Second Report as Appendix “G”.
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15. Prior to the Receivership, Fox Island retained Avison Yuong as listing agent for the Hotel. In
May 2024 Fox Island and a potential purchaser 224641 Alberta Ltd. (“224 Alberta”),
exchanged offers for the Hotel. Fox Island’s desired selling price for the Hotel was
$76,800,000. In response, 224 Alberta provided a Letter of Intent at $66,000,000. Attached
as Exhibit “D” is email correspondence between the 224 Alberta’s realtor and Avison Young

and a two letters of intent.
PACM

16. Since 2023, an investment fund from Hong Kong under the name of Pacific Aegis Capital
Management (“PACM?”) has been interested in the Hotel and the Hotel Parking along with
certain assets of Bygenteel and Club Versante. After Fox Island obtained Order Nisi and
conduct of sale of the Hotel in these proceedings, PACM has negotiated with Fox Island and
presented multiple offers to Fox Island and, after the Receiver was appointed, the Receiver.

17. A summary of those offers is as follows:

Date Offeror Purchase Price

August 16, 2024 PACM $65,000,000.00 (without parking)

January 17, 2025 PACM $55,000,000.00 (including parking)

May 12, 2025 . PACM .| $50,000,000.00/844,000,000 (dependent
on whether Hotel Parking is included)

18. Copies of the above offers are attached as Exhibits “E”, “F”, and “G”.

19. Although I have no current interest in PACM or its affiliates, including the proposed purchaser
Citation Property Holding Limited (“Citation”), my daughter Linda Ching and I have been in
regular contact with PACM’s principal Francis Ng to coordinate the potential acquisition of
Bygenteel and Club Versante assets by PACM to complement their purchase of the Hotel.
This includes:
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The Hotel Parking;
Other parking stalls in the ITC Remainder;

Various equipment and furnishings; and

. 0 o

The Existing Food and Beverage furniture equipment.

Mr. Ng has also provided me updates with respect to these negotiations, including copies of
the offers made for the Hotel. We are aware that PACM has been in discussions with the
Receiver since at least May. The Receiver has been informed of the various PACM offers
since their appointment. Attached as Exhibit “H” are communications from our counsel to

the Receiver.

20. The baseline price for discussions with PACM in valuing the Hotel Parking has remained at

$6 million.
Appraisal

21. The Application Respondents have obtained an appraisal of the Hotel Parking which values it
at $4.22 million on a direct comparison approach. This does not account for the potential
premium paid for hotel use, or the sale offers with respect to the Hotel Parking or other spaces.
Attached as Exhibit “I” is a copy of the appraisal of Garnett Wilson dated at September 29,
2025.

AFFIRMED BEFORE ME AT the City
of V. er in the Province of British
umbia] this 20" day of October, 2025.

A ComyrishiGner for taking Affidavits in
or the Province of British Columbia.

P

MO YEUNG (MICHAEL) CHING

N e N N Nt Nt g

BENJAMIN LA BORIE
Barrister & Solicitor

9th Floor, 900 West Hastings Street
Vancouver, British Columbla V6C 1ES
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Exhibit “A” referred to in the Affidavit
of Mo Yeung (Michael) Ching affirmed
before me at Vancouver, British
Columbia this 20 day of October
2025.

ommissioner/Notary Public for the
Province of British Columbia
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INTERNATIONAL TRADE CENTER

COMMERCIAL DEVELOPMENT
AMENDED INFORMATION STATEMENT

Dated: December 14, 2016

The Purchaser hereby acknowledges receipt of a copy of the Information Statement which is for information
purposes only. The Developer reserves the right to make any changes to this Information Statement and if
there is any material change(s), the Developer will notify the Purchaser by way of amendment(s) to the
Information Statement, PROVIDED HOWEVER the failure to provide any such an amendment shall not be
considered a breach of any Contract of Purchase and Sale entered into between the Developer and a
Purchaser. The Purchaser acknowledges that the Information Statement relates to a Development that is not
yet constructed and that the Purchaser has been given an opportunity to read the Information Statement for
information on the Development before signing a Contract of Purchase and Sale in respect thereof. The
Purchaser acknowledges that the Developer has advised the Purchaser that:

Part 2 of the Real Estate Development Marketing Act, British Columbia (the "Act") does not apply to
the marketing of the Development and that

(a) the rights and protections of the Act are not available to the Purchaser, and

(b) the Developer is not required to provide a disclosure statement regarding the
Development to the Purchaser.

Purchaser: (insert name(s)) here:

" The Purchaser confirnis having read the above information by initialing in the space provided:

[nitial: [Initial: {Initial: |{[nitial:

{096122-01576571.2)
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EXHIBITS
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1. THE DEVELOPER
1.1 Particulars of the Developer

The developer is International Trade Center Properties Ltd., a British Columbia company
incorporated under Incorporation Number BC0909412, with an office at 303 - 4940 No. 3 Road,
Richmond, BC V6X 3AS5 (the “Developer”). The Developer is a private real estate investment and
development company that was incorporated specifically for the purpose of developing the lands at
8411 Bridgeport Road, 8477 Bridgeport Road, 8499 Bridgeport Road and 8400 West Road
(formerly known as 8451 Bridgeport Road), Richmond, British Columbia (the “Property”). The
principal of the Developer is Mo Yeung Ching, who has extensive experience in acquiring and
developing properties for residential and commercial uses in Richmond and Vancouver, British
Columbia.

The Developer is the registered and beneficial owner of the Property but has no assets other than the
Property.

1.2 Conflicts of Interest

The Developer intends to incorporate affiliated companies to own and operate a private club to be
constructed in Air Space Parcel 3, a hotel to be constructed in Air Space Parcel 2 and the parking
facilities to be constructed in the Remainder as hereinafter described in this Information Statement
(collectively the “Facilities”). To the best of the Developer’s knowledge, except in respect of the
Facilities, there are no existing or potential conflicts of interest amongst the Developer, manager or
any of the directors or officers of the Developer including any person providing geods or services to
the Developer which could reasonably be expected to affect a purchaser's decision to purchase.

2. GENERAL DESCRIPTION
2.1  General Description of the Development

(a) It is the Developer’s intent that the development known as International Trade
Center (the "Development") will consist of five (5) air space parcels (collectively,
the “Air Space Parcels”, and respectively, “Air Space Parcel 1”7, “Air Space
Parcel 2", “Air Space Parcel 3", “Air Space Parcel 4”, and “Air Space Parcel

-§”) and a remainder parcel (the “Remainder”), as shown on the proposed air space
parcel plan attached as Exhibit "A".

(b)  Strata lots (the "Strata Lots"), together with common property and facilities (the
“Common Property"), will be constructed within each Air Space Parcel, provided
that the Developer reserves the right to determine whether or not Air Space Parcel 2
will be further stratified after air space subdivision. The number of Strata Lots to
be constructed within Air Space Parcels 1, 3, 4 and 5 and the number of Strata Lots
which will be designated for commercial purposes (the “Commercial Strata Lots”)
and office purposes (the “Office Strata Lots”) are described in Exhibit "B"
attached hereto.

(c) The Developer intends to construct a hotel within Air Space Parcel 2 and a private
club within Air Space Parcel 3. The Developer may, in its sole discretion,
determine that the hotel within Air Space Parcel 2 be constructed at a later stage of
the Development.

(d)  The Strata Lots will be constructed within each of the aforesaid Air Space Parcels

{096122-01576571.2)
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and will be created by filing a strata plan (a "Strata Plan") for the Strata Lots
within each Air Space Parcel at the New Westminster Land Title Office.

Each Strata Plan for each Air Space Parcel of the Development will be filed
pursuant to and governed by the Strata Property Act of British Columbia (the
"SPA") and the regulations thereto (the "Regulations").

Preliminary strata plans (the "Preliminary Strata Plans") for the Strata Lots to be
constructed within each Air Space Parcel (except Air Space Parcel 2) within the
Development have been prepared. Included in the Exhibit "C" attached hereto is a
reduced copy of the Preliminary Strata Plan of the Strata Plan where the Purchaser’s
Strata Lot will be located, showing the proposed areas and locations of the Strata
Lots within the Strata Plan, with the Form V (Schedule of Unit Entitlement) for that
Strata Plan.

The Strata Lots, when constructed, will be surveyed and their dimensions and areas
may vary from those shown on Exhibit "C", the Preliminary Strata Plans or on any
sales brochures.

In addition, the Developer may elect, in its sole discretion, to reconfigure the Strata
Lots to make larger or smaller Strata Lots, including adjusting ceiling heights to
satisfy site conditions. The areas of the Strata Lots will be measured to the outside
of any exterior walls (which shall include any walls adjacent to any Common
Property) and to the centre of any common walls between the Strata Lots, and such
areas will include the area of any interior columns and any protrusions of vents or
ducts into the Strata Lots. For any Strata Lot that shares a wall with another legal
parcel within another Strata Plan or another Air Space Parcel, the area of the Strata
Lot will be measured to the centre of the shared wall.

The Developer may also elect, in its sole discretion, to reconfigure the Common
Property within one or more of the Strata Plans.

The Strata Lots will not include any equipment.

The Developer does not intend to restrict the regular business hours or days of
operation of any of the Strata Lots.

2.2  Permitted Use

(a)
(b)
(©)

(d)

(e)

{096122-01576571.2}

The intended use of the Office Strata Lots is office use.
The intended use of the Commercial Strata Lots is commercial use.

Zoning bylaws of the City of Richmond and the strata bylaws filed in respect of
each Strata Plan (the “Strata Bylaws”) restrict the use of the Strata Lots within the
Development.

The Development will comply with all applicable development plans and zoning
bylaws.

The Developer may cause a restrictive covenant or other charge (the “Restrictive
Covenant”) to be registered against title to the Strata Lots or any other portion of
the lands within the Strata Plan to be created within Air Space Parcel 1 (the “ASP1
Strata Plan”). The Developer intends that the Restrictive Covenant will restrict the
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use of the lands encumbered by the Restrictive Covenant (the “Restricted Lands”),
run with the Restricted Lands, and bind all subsequent owners of the Restricted
Lands. The Developer intends that the Restrictive Covenant and the Strata Bylaws
for the ASP1 Strata Plan will: ‘

Require that the owner of the Restricted Lands ensure that the owner and
any tenant, subtenant, licensee or other occupant of the Restricted Lands
(collectively, the “Occupant”) shall, in conducting operations and business
in, at or from the Restricted Lands:

®

(i)

(A)
®

©

D)

(E)

¥

operate its business in a first class manner which is in keeping with
the theme and first class nature of the entire Development;

only use the Restricted Lands for the following uses, or such other
permitted first class uses as the Developer may designate before the
sale of the Restricted Lands to a purchaser:

()] for the proposed Strata Lot 1, 3 and 4 in the ASP1 Strata
Plan: the first class retail sale of first-rate quality fuxury
goods and services; the operation of a first class fine dining
restaurant; or the operation of another first class business
providing first-rate quality goods and services; and

(II)  for the proposed Strata Lot 2 in the ASP1 Strata Plan: the
first class retail sale of first-rate quality luxury goods and
services;

maintain at the Restricted Lands an adequate stock and an adequate

sales force to properly serve all customers of the business being

operated from the Restricted Lands;

warehouse, store or stock in the Restricted Lands only such first-
rate quality goods, wares and merchandise that are intended to be
offered for sale in, at or from the Restricted Lands;

supply and maintain, or cause to be installed and maintained,
adequate water, gas, sewage and electrical services within the
Restricted Lands where the same are required for the proper
operation thereof as a first class establishment; and

maintain adequate lighting for the Restricted Lénds as nécessary
during the hours that the Restricted Lands are open for business,
and keep the show windows lighted and properly furnished with
displays of a first-rate quality and arrangement during such hours
that the Restricted Lands are open for business.

Prohibit the Occupant from using or permitting the use of any part of the
Restricted Lands for or with respect to or in connection with any of the
following:

(A)

(B)
©

the sale of second-hand goods, surplus articles, insurance salvage
stock, fire sale stock, any damaged or defective merchandise,
liquidation stock, bankruptcy stock or other distress or “end-of-
line” stock;

the sale of out-of-style, job lot, low quality or inferior merchandise;

any auction;
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(D)  a liquidation sale, bankruptcy sale, “going-out-of-business” sale,
“moving” sale, “lease expiry” sale, “bulk sale” or any other similar
sale;

(E)  a “fire” sale, “smoke damage” sale or any other type of sale
following or referring to any type of damage;

(F) an order office, a mail order office, or a store for the sale of
merchandise through catalogues;

(G) any vending machines or other coin-operated machines,
entertainment or games machines or any other mechanical or
electrical serving or dispensing machines or devices whatsoever;

(H)  any type of automotive centre or used-car lot;

()] any manufacturing operation;

Q)] a pawn shop;

(K) the sale of fireworks and firecrackers;

(L)  anemployment or personnel office;

(M) any operation in which the Occupant uses any fraudulent or
deceptive advertising or marketing procedures, or otherwise
engages in unethical practices; or

(N)  any other business which, because of the goods and services likely

to be sold or the marketing methods likely to be used, would tend to
lower the character or reputation of the Development.

These use restrictions are essential to the successful operation of the Development
and each purchaser will be obligated to observe and comply with the use restrictions
as set out in the applicable Strata Bylaws and, if applicable, the Restrictive
Covenant.

It will be the sole responsibility of each purchaser to ensure that its proposed use of
a Strata Lot complies with all applicable bylaws of the City of Richmond, the Strata
Bylaws and the Restrictive Covenant, if applicable.

2.3  Building Construction

For a description of the Building Outline Specifications for Office Strata Lots and Commercial

Strata Lots, see
HOWEVER the

Exhibit "D". This is a general description, including an outline of specifications;
Developer reserves the right to make medifications as necessary.

3. STRATA INFORMATION
3.1 Unit Entitlement

(a)

®

{096122-01576571.2}

The unit entitlement of each Strata Lot is a figure that is used to determine the
Strata Lot's share of Common Property and common assets of each Strata
Corporation within the Development, and the Strata Lot’s share of the common
expenses and liabilities of the Strata Corporation. A schedule of the proposed
Schedule of Unit Entitlement for the Strata Lots within the Strata Plan where the
Purchaser’s Strata Lot is located (set out in the Form V - Schedule of Unit
Entitlement), is attached as part of Exhibit "C" to this Information Statement.

The unit entitlement for each Strata Lot is based on the useable area, in square
meters, of the Strata Lot, as determined by a British Columbia Land surveyor,
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rounded to the nearest whole number,

()  The Form V - Schedule of Unit Entitlement attached as part of Exhibit "C" is based
on architectural drawings. The unit entitlement on each of the Strata Plans may
vary from that shown on Exhibit "C" or the Preliminary Strata Plans, based on the
actual as-built area of each Strata Lot,

3.2  Voting Rights

The voting rights assigned to each Strata Lot will be calculated on the basis of the unit entitlement
of each Strata Lot. The voting rights will be amended as appropriate in the event that Strata Lots are
reconfigured prior to the filing of each Strata Plan.

3.3  Common Property

Common Property includes any part of the Development shown on a Strata Plan that is not part of a
Strata Lot, and includes pipes, wires, chutes, ducts and other facilities for utilities supplied to the
Strata Lots. Common Property and equipment, including common facilities and other assets of the
Strata Corporation will be owned by the owners of the Strata Lots, as tenants in common, in
proportion to the Unit Entitlement of each Strata Lot. The approximate size and location of the
Common Property for each Strata Plan is shown on the Preliminary Strata Plans, and on the
Preliminary Strata Plan of the Strata Plan where the Purchaser’s Strata Lot is located, which is
attached as Exhibit "C".

34  Limited Common Property

(a) Limited Common Property is common property designated for the exclusive use of
one or more Strata Lots ("Limited Common Property").

(b)  The approximate size, location and designation of the Limited Common Property
for each Strata Plan are shown on the Preliminary Strata Plans, and on the
Preliminary Strata Plan of the Strata Plan where the Purchaser’s Strata Lot is
located, which is attached as Exhibit °C". The Developer reserves the right to make
amendments to the Limited Common Property shown on the Preliminary Strata
Plans prior to registering the Strata Plans at the Land Title Office.

(c) - The SPA and the bylaws the Developer intends-to file in respect of each Strata Plan
provide that an owner of a Strata Lot is responsible to repair and maintain Limited
Common Property designated for its use.

3.5  Bylaws of the Strata Corporation

The Developer recognizes that Strata Plans within the Development will contain Commercial Strata
Lots, Office Strata Lots and possibly hotel Strata Lots. Accordingly, the standard bylaws provided
pursuant to the SPA will not be adequate. The Developer intends to file a Form Y Notice of
Different Bylaws for each Strata Plan. These amended bylaws will govern each Strata Plan once
they are filed in the Land Title Office. A draft of the proposed bylaws is attached as Exhibit *I%;
however, the provisions of the proposed bylaws are subject to change, as the Developer may
determine in its sole discretion.

3.6 Parking

(a) The parking facilities for the Development will be located within the Remainder
(the “Parking Facilities”).

{096122-01576571.2}
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Appropriate arrangements will be made to ensure that the owners of the Strata Lots
will have the right to access and use the Parking Facilities on the Remainder,
subject to the terms of such arrangements (the “Parking Arrangements”).

The Parking Arrangements may include legal agreements that are registered against
title to the Remainder, in order to ensure that the Strata Lot owners have the right to
access and use the Parking Facilities,

The Parking Arrangements may also specify how the costs related to the
maintenance and repair of the Parking Facilities are shared amongst the users of the
Parking Facilities.

The Developer contemplates that the Parking Arrangements will involve the
following:

(i) The Developer plans to lease the Parking Facilities (or a portion thereof) to
an entity related to the Developer, or such other third party as the Developer
may determine in its sole discretion (the “Parking Tenant”), pursuant to a
long term lease (the “Parking Lease”);

(i)  The Parking Lease may be registered against title to the Remainder, where
the Parking Facilities are located; and

(iii)  The Developer intends that the Parking Tenant will control and administer
the use of the Parking Facilities pursuant to the terms of the Parking Lease,
and that the Parking Tenant will grant partial assignments of the Parking
Lease to the Strata Lot owners, on the terms and for such consideration as
the Parking Tenant may determine in its sole discretion, as may be
necessary to grant the Strata Lot owners the right to access and use the
Parking Facilities;

PROVIDED THAT if the Developer deems it more appropriate, at its option, the
Developer may grant to the owners of the Strata Lots rights to access and use the
Parking Facilities, which rights are substantially similar to the rights granted to
them through the partial assignments of the Parking Lease as set out above, by the
implementation of a different legal structure.

An estimated budget for a year of operating expenses for the Development, based
on current costs is attached as Exhibit "E". In order to provide an estimate of each
Strata Lot’s contribution to the operating expenses, the costs in the interim
operating budget have been allocated on the basis of each Strata Lot's unit
entitlement in proportion to the estimated total unit entitlement of all strata lots in
the Development; however, the actual calculation of each Strata Lot’s contribution
to the operating expenses will eventually be allocated on the basis of each Strata
Lot's unit entitlement in proportion to the total unit entitlement of all strata lots on
that Strata Lot’s Strata Plan.

In accordance with the SPA, the Developer must pay each Strata Corporation's
expenses up to the end of the month in which the first conveyance of a Strata Lot in
that Strata Plan to a purchaser occurs.

The Developer will establish a contingency reserve fund for each Strata Corporation
pursuant to the requirements of the SPA by making a contribution to that fund at the

(o]
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time of the first conveyance of a Strata Lot to a purchaser in each Strata Plan. The
contribution by the Developer to the contingency reserve fund of each Strata
Corporation will be equal to 5% of each Strata Corporation's interim budget as set
out in Exhibit "E". The interim budget includes a contingency reserve fund in an
amount equal to 5% of the estimated operating expenses (in addition to the 5%
being contributed by the Developer).

3.8 Utilities and Services

(2)

®

(©)

(d)

(e)

®

{096122-01576571.2}

The Development will be serviced by all usual municipal utility services including,
but not limited to, water, electricity, natural gas, sanitary sewers, storm services and
fire protection.

The Developer intends to provide plumbing services which each Strata Lot owner
can connect to, at the Strata Lot owner’s cost, in order to supply and service
facilities inside that owner’s Strata Lot (the “Plumbing Services”). The Developer
expects that the capacity of such Plumbing Services would allow the Strata Lot to
install a sink or dishwasher inside that owner’s Strata Lot.

The Developer intends that the Plumbing Services will either be located in the
Common Property, or in Limited Common Property designated for the exclusive
use of one or more Strata Lots.

If the Plumbing Services are located in the Limited Common Property designated
for the use of a Strata Lot, then that Strata Lot owner (who is entitled to the use of
the Limited Common Property and the Plumbing Services located therein) may
access the Plumbing Services in order for the Strata Lot owner to install the
connections to the Plumbing Services required in order to supply and service
facilities inside that Strata Lot.

If the Plumbing Services are in or part of the Common Property of the Strata Plan, a
Strata Lot owner would otherwise need the Strata Council’s consent to the Strata
Lot owner accessing the Plumbing Services within the Common Property and
installing connections to the Plumbing Services within the Common Property.
Accordingly, the Developer will establish a mechanism, arrangement or procedure
which will allow Strata Lot owners to access the Plumbing Services that are in or
part of the Common Property, in order for the Strata Lot owners to install
connections to the Plumbing Services within the Common Property in order to
supply or service facilities inside a Strata Lot.

The Developer intends to construct a heating and cooling system (the
“Heating/Cooling Equipment”) for the Development, and the Developer intends to
sell the Heating/Cooling Equipment to FortisBC or a party that is related to
FortisBC (“Fortis”). The Developer intends to enter into an agreement with Fortis
whereby Fortis will provide heating and cooling services for the Development using
the Heating/Cooling Equipment, and the owners of the legal parcels within the
Development will be responsible for paying their respective proportionate shares of
Fortis® fees for providing such services. Because the Heating/Cooling Equipment
will be located on the Development, the Developer intends to grant statutory rights
of way, easements and/or other legal rights to Fortis (“Fortis Rights of Way”), to
allow Fortis to access and use the Development in order to provide such services.
Such Fortis Rights of Way may be registered against title to the legal parcels within
the Development and run with and bind the lands comprising the Development.

U
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3.9  Strata Management Contracts

The Developer has not yet entered into a Mmanagement contract for any of the proposed Strata
Corporations. The Developer confirms its intention to cause each Strata Corporation to enter into a
management agreement with respect to the control, management and administration of the Strata
Corporation and the Common Property. Pursuant to the provisions of the SPA, any such
management agreement automatically terminates four weeks after the date of the second annual
general meeting of the Strata Corporation unless the Strata Corporation, by a majority vote at the
second annual general meeting, resolves to continue the management contract. The management
contract may also be terminated at any time on two months notice by the Strata Corporation if the
cancellation is approved by a 3/4 vote at a meeting of the owners of the Strata Corporation, and at
any time on two months notice by the manager. The Developer will not have any financial or other
interest in the manager of each Strata Corporation.

3.10 Insurance

The Developer is placing course of construction and general liability insurance for the Development.
Upon completion of the construction of each building within the Development and the registration
of a Strata Plan in respect thereof, the Developer will obtain property and liability insurance in the
name of the Strata Corporation that will initially provide:

(a) pursuant to section 150 of the SPA and section 9.2 of the Regulations, liability
insurance to insure the Strata Corporation against liability for property damage and
bodily injury, in an amount not less than $3,000,000.00; and

(b)  pursuant to section 149 of the SPA, full replacement property insurance on:

@ common property,

(ii) common assets,

(iii)  buildings shown on the strata plan, and

(iv)  fixtures built or installed on a strata lot by the Developer as part of the
original construction.

The property insurance will be on the basis of full replacement value, and insured against major
perils (as defined in section 9.1(2) of the Regulations). Each purchaser is responsible for insuring
the contents of the purchaser's. Strata Lot and obtaining. personal liability insurance and property
damage and bodily injury in the Strata Lot.

4. TITLE AND LEGAL MATTERS

4.1  Legal Description
The current legal description of the Property is:

PARCEL IDENTIFIER: 029-611-598
Lot 1 Section 21 Block 5 North Range 6 West New Westminster District Plan EPP 37734

however the legal description of the Property will be amended as the Development is further
subdivided and stratified and in accordance with the requirements and agreements with the City.

42  Ownership

The Developer is currently the registered and beneficial owner of the Property. The Developer
retains the right to transfer the beneficial ownership of the Property to another party provided such

{096122-01576571.2)
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other party assumes the Developer's obligations under any contracts of purchase and sale entered
into by the Developer.

4.3  Existing Encumbrances and Legal Notations

The Property is, as at December 2016, subject to those legal notations and encumbrances, which are
shown on the title search attached as Exhibit "F", For a more comprehensive description of these
legal notations and encumbrances, purchasers or their solicitors should obtain and review copies of
the notations and encumbrances PROVIDED HOWEVER the Developer notes that Exhibit "F* only
provides a snapshot of the Title as at December 2016 and the charges, notations and encumbrances
may change and further notations and encumbrances may be registered on title as may be required
by various government authorities and utility and service providers. Therefore, purchasers or their
solicitors should obtain from the Land Title Office a current Title search and review copies of any
new legal notations and encumbrances.

The Developer also confirms that the above-noted charges, notations and encumbrances may be
amended, added to or replaced to reflect changes as may be required by various government
authorities and utility and service providers.

44  Proposed Encumbrances

There are no further encumbrances, covenants, or liens proposed or anticipated to be registered or
filed against the title to the Property, save and except for;

(a) such easements and rights of way as may be required by B.C. Hydro, any utility or
telephone/internet/cable companies or other service companies to provide electrical,
gas, telephone/internet/cable services and other services to the Development;

(®)  such covenants, restrictive covenants, statutory rights of way and other charges that
may be required by the City or any other utility company or governmental body;

(c) such covenants, easements, rights of way, restrictive covenants and other non-
financial encumbrances required by the City, the Developer or other third parties,
including, but not limited to, adjacent land owners, in connection with the
Development, and with respect to the general development of the lands adjacent to
and surrounding the Development;

(d)  regarding the Air Space Parcels, such covenants, easements, rights of way,
restrictive covenants and other encumbrances amongst the different Air Space
Parcels which deal with the integrated development, use, operation, maintenance,
repair, construction, reconstruction and replacement of the improvements on the
Property including, without limitation, reciprocal easements of support, reciprocal
repair and maintenance obligations, reciprocal easements for shafts, elevators,
exhaust systems, wiring, utilities and similar utilities and services running through
the improvements on the Property, and any cost sharing obligations with respect
thereto, including, without limitation the Restrictive Covenant referred to in Section
2.2(e);

(e) if the Developer determines building schemes, restrictive covenants and easements
prohibiting the change in design, colour and materials of the exterior of the
improvements, installation or use in, on or around the Development of any towers,
equipment or apparatus for the purposes of receiving or transmitting any manner of
telecommunication signal or wave, or use of Strata Lots for television broadcasting,
radio broadcasting or web hosting;

{096122-01576571.2}
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® a lease, easement or license to allow the Developer or an affiliate of the Developer
to erect a satellite dish, radio, TV or telecom equipment on the roof level of the
Development, together with easements over the Strata Lots to allow the holder of
such lease, easement or licence access over the Strata Lots to facilitate the
installation and/or maintenance of the said equipment;

(8) in the event that the Developer finances or refinances the construction of the
Development, a mortgage and assignment of rents in favour of the lender will be
registered against the title to the Property and a security interest in respect of the
personal property relating to the Property may be registered in the Personal Property
Registry. The mortgage and assignment of rents will be released against the title to
each Strata Lot and the security interest will be released against the personal
property relating to such Strata Lot upon the payment of the net sale proceeds to the
lender less closing costs and any holdback required pursuant to the SPA in respect
of the sale of that Strata Lot;

(h)  the Fortis Rights of Way referred to in Section 3.8(f); and

(i) any legal agreements that may be registered against title to the Remainder relating
to the Parking Arrangements, in order to ensure that the Strata Lot owners have the
right to access and use the Parking Facilities.

4.5  Outstanding or Contingent Litigation or Liabilities

There is no outstanding litigation in respect of the Property. The only outstanding liabilities in
respect of the Property will be those that are incurred in the ordinary course of construction of the
Development which will be paid or satisfied as they come due.

4.6 Environmental Matters

There have been no changes from the natural state of the Property other than excavation required for
the purpose of the Development.

5. CONSTRUCTION AND WARRANTIES

S.1  Construction Dates

Construction of the Commercial Strata Lots and Office Strata Lots in the Development commenced
in January of 2016 and the estimated completion date of construction is March 30, 2018. The
completion date is an estimate and is not intended to be, or to be construed as creating a legally
binding contractual representation, warranty or covenant on the part of the Developer. While the
Developer will use its best efforts to complete construction by the estimated date, third parties or
factors outside of the Developer’s control may delay the commencement, progress or completion of
construction, and the Developer may experience unavoidable construction delays or delays that are
caused by factors outside of the Developer’s control. For more information concerning the
anticipated Closing Date the Purchaser is directed to Section 4 of the Purchase Agreement attached
as Exhibit "G".

5.2 Warranties

The Developer will provide a warranty in the form attached hereto as Exhibit "H" for a period of one
(1) year from the date of substantial completion of the building within the Development that the
Strata Lot being purchased is located, as certified by the Developer's architect, regardless of the date
of the completion of the sale of such Strata Lot to the purchaser.

{096122-01576571.2}
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6. APPROVALS AND FINANCES

6.1  Development Approval

The Developer has received a Development Permit for the Development. The Development Permit
No. 12-624180 is attached hereto as Exhibit "J* and will allow for the construction of the
Development as described in this Information Statement. The Developer has obtained building
permits nos. 14-676598, 14-676597, 14-676599 from the City of Richmond.

6.2  Construction Financing

(a) The Developer has obtained a financing commitment for financing the construction
of the Development from Romspen Investment Corporation (the “Construction
Financing”). The Developer may obtain additional Construction Financing from
additional lenders.

(b)  Title to the Property is subject to a mortgage and assignment of rents, and security
interest in personal property and other security as may be required by the lender
with respect to the Construction Financing from time to time (collectively, the
“Construction Security”). Further Construction Security may be granted as the
Developer obtains further Construction Financing. Upon the completion of the
purchase and sale of any particular Strata Lot, the Developer will cause the lender to
provide a partial discharge of the Construction Security in respect of the Strata Lot
within a reasonable period of time after completion of the purchase and sale thereof.
The Construction Financing may remain as a charge against the Common Property
until such time as all sums secured by the Construction Financing have been paid in
full.

() Al costs related to the construction of the Development and the provision of
services to the Development will be paid by the Developer from its own resources
or from the proceeds of the Construction Financing secured by the Construction
Security described. The Developers own resources and funds from the said
Construction Financing will be sufficient to cover all expenditures or costs in
connection with construction, or the provision of utilities or other services to the
Development. The Developer is not aware of any further expenditures or costs in
connection with construction, or the provision of utilities or other services in this
Development other than those specifically referred to in this Information Statement.

7. MISCELLANEOUS

7.1  Deposits

All deposits received from purchasers of the Strata Lots shall be paid in trust to Pryke Lambert
Leathley Russell LLP, the solicitors for the Developer, and may be released to the Developer for use
in the construction of the Development, subject to the terms of any contract of purchase and sale
with any purchaser of a Strata Lot. The Purchaser is directed to the Purchase Agreement, at Exhibit
"G", which more fully describes the terms and manner of use of the deposits by the Developer.

7.2 Contract of Purchase and Sale

(a) The Developer intends to offer some or all of the Strata Lots for sale, provided that
the Developer may retain ownership of some of the Strata Lots.

(b)  The current form of Contract of Purchase and Sale to be used for the sale of the

{096122-01576571.2)
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Strata Lots in the Development is attached as Exhibit "G" (the “Purchase
Agreement”) subject to those amendments agreed to by the Developer and the
Purchaser.

The Purchase Agreement contains certain rights in favour of the Developer to
terminate the Purchase Agreement in the event of the non payment of a required
deposit.

The Purchase Agreement provides an outside date for completing the construction
of the Development and the Developer has the ability to extend such outside date
for the period equivalent to the delay in completing the construction of the
Development or satisfying any other condition of closing as a result of any event or
circumstance whatsoever beyond the reasonable control of the Developer.

The Purchase Agreement provides that the Purchaser shall not assign the contract,
nor advertise any offering of the Strata Lot for sale, prior to the completion date
except in the limited circumstances described in the Purchase Agreement. The
Developer will not be obliged to execute a transfer of the Strata Lot in favour of any
party other than the original purchaser except as provided in the Purchase
Agreement.

73 Other Material Facts

(a)

(®)

©

@

{096122-01576571.2}

Material Contracts - There are currently no material contracts affecting the
Development and binding upon any of the proposed Strata Corporations. Material
contracts may include garbage collection, cablevision, high speed internet and other
electronic service contracts, elevator servicing and maintenance contracts, a contract
with respect to the maintenance of the entry phone and security system within the
Development and other similar servicing and maintenance contracts relating to the
Development. If at the time of entering into such contracts, a Strata Corporation is
in existence, the Developer will enter into such contracts on behalf of such Strata
Corporation. If, at the time of entering into such contracts, a Strata Corporation
does not exist, the Developer will assign such contracts to, and the obligations of
the Developer there under will be assumed by, the Strata Corporation upon the
formation of such Strata Corporation. All amounts payable pursuant to such

contracts are estimated in the interim operating budget for the Strata Corporation o

attached as part of Exhibit "E". The Developer intends to obtain quotes from
suppliers who currently provide goods or services to the International Trade Center
with a view to maximizing efficiency.

Marketing by Developer - The Developer reserves the right to use one or more
Strata Lots for marketing purposes and the right to erect marketing signage on such
Strata Lots and the Common Property throughout the Development for such
marketing purposes.

Utilities - Heating, air conditioning, electricity, telephone outlet and data outlet will
be supplied to each Strata Lot. The hook up fees and ongoing charges relating to
these utilities will be borne by the owner of the Strata Lot.

Property Taxes - Each Strata Lot owner will be responsible for the payment of
property taxes assessed against the owner's Strata Lot. Property taxes are levied by
and payable to the City of Richmond. .

[é
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Goods and Services Tax (“GST”) - GST will apply to purchases of Strata Lots and
the purchase price set out in the Contract of Purchase and Sale does not include
GST. GST will be payable by each purchaser of the Strata Lots.

(7



EXHIBIT "A"

THE PROPOSED AIR SPACE PARCEL PLAN

{096122-01576571.2)
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PLAN SHOWING PROPOSED AIR SPACE PARCELS
LOT 1 SECTION 21 BLOCK 5 NORTH RANGE 6 WEST
NEW WESTMINSTER DISTRICT PLAN EPP____

BCCS 92G.019
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ISOMETRIC DETAILS
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EXHIBIT "B"

NUMBER OF STRATA LOTS IN EACH AIR SPACE PARCEL

PLAN

AIR SPACE PARCEL

NO. OF STRATA LOTS

PURPOSE

4

Commercial

4

Commercial

15

Office

95

Office

{096122-01576571.2)

5(



Exhibit "C" Preliminary Strata Plans, including Form V

{096122-01576571.2}
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PROPOSED STRATA PLAN

OF AIR SPACE PARCEL 4

SECTION 21 BLOCK 5 NORTH RANGE 6 WEST
NWD AIR SPACE PLAN EPP_____

BCGS 926G.015
FOR DISCLOSURE PURPOSES

SCALE 1:600

REM LOT 1
PLAN EPP.

AR SPACE

BOUNDARY AT LEVEL 1

STRATA PLAN EPS

g03323" AR SPACE

SHEET 1 OF 17 SHEETS

AIR SPACE

PARCEL 4

AR SPACE

LEGEND
ALL DIMENSIONS ARE IN METRES.
CP. (NDICATES COMMON PROPERTY
LC.P. (NDICATES LIKITED COMMON PROPERTY
SL. INDICATES STRATA LOT
m2  INDCATES SQUARE METRES
ELEV  INDICATES ELEVATOR
M INDICATES MECHANICAL = C.P,
ELEC INDICATES ELECTRICAL ROOM/CLOSET ~ C.P.

GRID BEARINGS AND LOT DIMENSIONS ARE SUBJECT
TO FINAL LEGAL FIELD SURVEYS.

MATSON PECK & TOPLISS
SURVEYORS & ENGINEERS

#320 — 11120 HORSESHOE WAY NUMERICAL VALUES IN THE STRATA
RICHMOND, B.C., VZA SH? PLAN WILL BE BASED ON AS CONSTRUCTED
PH: 604-270-9331 DIMENSIONS.

FAX: 604-270~4137

CADFILE: 16807-DISCLOSURE=1

ALL NUMERICAL EQUIVALENTS ARE BASED
CN DIMENSIONS FROM ARCHITECTS CRAWNG.

MAY 27, 2014

R-13-16307-DISCLOSURE |

(TYP'CN-)\
AIR SPACE
i
AR SPACE
PLAN EPP____ PARCEL 2
I OGS~ __ -AIB_SPACE AR SPACE |PLAN EPP_____ ,
{r’é‘ﬁ PARCEL 1™~~~ ——— e ___ -7
X S RMW |PLan Epp__ 2
o = - 34.775 — Y (3
w5y or C T i
BRIDGEPORT ROAD
NAME OF DEVELOPMENT:
ITC — BRIDGEPGRT ROAD
CIVIC ADDRESS:
8451 BROGEPORT ROAD
RICHMOND, 8. C. NOTES

AREA CALCULATIONS ARE APPROXIMATE
OASED ON ARCHITECTS DIMENSIONS.

STRATA LOT BOUNDARIES ARE MEASURED TO
THE COMMON PRCPERTY SIDE OF WALLS
AND/QOR THE EXTERNAL GLASS LINE BETWEEN
STRATA LOTS AND COMM PROPERTY AND 7O
THE CENTRELINE OF WALLS BETWEEN ADJACENT
STRATA LOTS SUBJECT TO THE FOLLOWING:

WHERE THERE ARE STRUCTURAL WALLS

THAT COMPRISE SCME PORTION OF

THE BOUNDARIES OF STRATA I.OTS AND
VHERE THOSE BOUNDARES

STRATA LOTS AND COMMON PRWW‘

FOR THE PURPOSES OF DETERMINING

THE LOCATIONS OF THOSE STRATA LOT

EXTERNAL FRAMED \‘IALL. ARE INOLUDED
IN THE STRATA LOT AREAS.

WHERE WALLS DEI.INEATE PARTS OF

T

STRATA Lors, THE
ALLS SHALL DEFINE THE COMMON

BWNDAMS BETWEEN THE STRATA LOTS.

ALL (MPROVEMENTS SHOWN ARE SOME FORM
OF COMMON PROPERTY UNLESS INDICATED AS
PART OF STRATA LOT.

ALL PROPOSED PHYSICAL IMPROVEMENTS
SHOWN ARE FROM &RG(ITECIS DRAWING,
FINAL LOCATION AND OR CONSTRUCTION
OETAILS ARE SUBJECT TO CHANGE.
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AIR SPACE PARCEL 4 SHEET 3 OF 17 SKEETS

LEVEL 1

SCALE 1:200
3 0 § 10
e e ———e

ALL DISTANCES ARE N METRES.

STRATA PLAN EPS

AIR SPACE PARCEL 3
AIR SPACE PLAN EPP

MATSON PECK & TOPUSS
SURVEYORS & ENGINEERS
#320 ~ 11120 HORSESHOE WAY
RICHMOND, 8.C., V7A SH?

PH: 604-270-9331

FAX: 604-270-4137

CADRLE: 16807-DiSCLOSURE=2

R13-16807-DISCLOSURE |

AIR SPACE PARCEL 3
- AR SPACE PLAN EPP.

VY

REM LOT 1
PLAN EPP

Area of Common Property for Level 1 = 111.6 m?
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AIR SPACE PARCEL 4
LEVEL 2

SCALE 1:200
5 0 5 10

ALL DISTANCES ARE IN METRES.
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REM LOT 1
PLAN EPP

MATSON PECK & TOPLISS
SURVEYORS & ENGINEERS

#320 - 11120 HORSESHOE WAY
RICHMOND, B.C., VZA SH?

PH: 604-270~9331

FAX: 604-270-4137

CADRILE: 16907-ISCLOSURE-2

[ ri3-16307-BiscLosure

AIR_SPACE
PARCEL 3
AR SPACE
PLAN EPP_____

REM LOT 1
PLAN EPP

Area of Common Property fer Levsl 2 = 60.0 m?

--------- STRATA PLAN EPS

SHEET 4 OF 17 SHEETS
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AIR SPACE PARCEL 4 SKEET S OF 17 SHEETS

LEVEL 3
PLAN EPS
sacram STRATA PLA
5 0

ALL DISTANCES ARE (N METRES.
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REM LOT 1
PLAN EPP_____

AR SPACE
PARCEL 3
AIR SPACE
PLAN EPP

REM LOT 1
PLAN EPP

MATSON PECK & TOPUSS

SURVEYORS & ENGINEERS

#320 ~ 11120 HORSESKOE WAY Area of Common Property for Level 3 = 60.0 m?
RICHMOND, 8.C., VIA SM7

PH: 604-270-9331

FAX: 604-270-4137

CADFILE: 16307-DISCLOSURE-2

R13-16307—-DISCLOSURE |




AIR SPACE PARCEL 4 SHEET 6 GF 17 SHEETS

HEVEL 4 STRATA PLAN EPS
SCALE 1:200 TR
S 0 S 10 N Y/

ALL DISTANCES ARE (N METRES.
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REM LOT 1
PLAN EPP____ _
AIR SPACE
PARCEL 3
AIR SPACE
PLAN EPP
REM LOT 1
PLAN EPP_____
REM LOT 1
NEPP__ . _

MATSON PECK & TOPUSS

SURVEYORS & ENGINEERS

#320 - 11120 HORSESHOE WAY Areo of Common Property for Level 4 = 60.0 m?
RICHMOND, B.C., VIA SH7

PH: 604-270-933

FAX: 804-270-4137

CADFILE: 16807-DISCLOSURE—2

R13-16907~DISCLOSURE |




AIR SPACE PARCEL 4
LEVEL 5

SCALE 1:200
5 0 ] 10
|

ALL DISTANCES ARE IN METRES.
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REM LOT 1
PLAN EPP

MATSON PECK & TOPLISS
SURVEYORS & ENGINEERS

#320 = 11120 KORSESKOE WAY
RICHMOND, B.C., VZA SH?

PH: 604-270-9331

FAX: 604-270-4137

CADFILE: 18307-DISCLOSURE-2

R13-16807~DISCLOSURE |

AR SPACE
PARCEL 3
AIR SPACE
PLAN EPP

REM LOT 1
PLAN EPP_____

Area of Common Property for Level S = 60.0 m?

STRATA PLAN EPS

SHEET 7 OF 17 SHEETS
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AIR SPACE PARCEL 4 SHEET 6 OF 17 SHEETS

LEVEL © STRATA PLAN EPS
SCALE 1:200
5 0 10

ALL DISTANCES ARE (N METRES.

3]

AIR SPACE PARCEL 3
AIR SPACE PLAN EPP

AIR SPACE
PARCEL 2
AR SPACE

PLAN
EPP______

REM LOT 1
PLAN EPP
MATSON PECK & TOPLISS
SURVEYORS & ENGINEERS
#3520 — 11120 HORSESHOE WAY Area of Commen Property for Level 6 o 47.7 m?
RICHMOND, B.C., VIA SH?
PH: 604-270-9331

FAX: 604-270-4137
CADFILE: 16907-DiSCLOSURE=2

| Ri3-16807-DISCLOSURE |




AIR SPACE PARCEL 4
LEVEL 7

SCALE 1:200

S 0 5 10

ALL DISTANCES ARE IN METRES.

AIR SPACE PARCEL 3
AIR SPACE PLAN EPP

REM LOT 1
PLAN EPP_____

MATSON PECK & TOPLISS
SURVEYORS & ENGINEERS

#320 = 11120 HORSESHOE WAY
RICKMOND, B.C., VIA 57

PH: 604-270-9331

FAX: 604-270-4137

CADFILE: 16907—DISCLOSURE-2

R13-16907—DISCLOSURE |

SHEET 9 OF 17 SHEETS

STRATA PLAN EPS

AIR SPACE

PARCEL 2

AIR SPACE
PLAN

EPP_____

Area of Commen Property for Level 7 = 47.7 m?
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SHEET 10 OF 17 SHEETS

AIR SPACE PARCEL 4

LEVEL 8 STRATA PLAN EPS
SCALE 1:200
5 0 5 10

ALL DISTANCES ARE IN METRES.
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AIR _SPACE
PARCEL 2
AIR SPACE

REM LOT 1
PLAN EPP_____

MATSON PECK & TOPLISS

SURVEYORS & ENGINEERS
#320 ~ 11120 HORSESHOE WAY Area of Commeon Property for Lovel 8 = 129.8 m?

RICHMOND, 8.C., VIA SH?

PH: €04~270-9331

FAX: 604-270-4137

CADFLLE: 16907~DiSCLOSURE-2

R13-16307-DISCLOSURE |




AIR SPACE PARCEL 4

LEVEL 9
SCALE 1:200

S 0 S 10

ALL OISTANCES ARE IN METRES.

SHEET 11 OF 17 SHEETS

STRATA PLAN EPS

MATSON PECK & TOPLISS
SURVEYORS & ENGINEERS
#320 ~ 11120 HORSESHOE WAY
RICKMOND, B.C., VZA SH7

PH: 604-270-533)

FAX: 604-270-4137

CABFILE: 16907~DiSCLOSURE=2

R13—16907—BISCLOSURE |
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AIR_SPACE
PARCEL 2

AIR SPACE
PLAN

REM LOT 1
PLAN EPP

Area of Commen Property for Level 9 = 129.8 m?
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AIR SPACE PARCEL 4
LEVEL 10
SCALE 1:200

S 0 5 10

ALL DISTANCES ARE (N METRES.

SHEET 12 OF 17 SHEETS

STRATA PLAN EPS

PLAN EPP

MATSON PECK & TOPUSS
SURVEYORS & ENGINEERS
#3520 - 11120 HORSESHOE WAY
RICHMOND, B.C., V7A SH7

PH: 604-270-9331

FAX: 604-270-4137

CADFULE: 16907—DISCLOSURE-2

R13-16307-DISCLOSURE |

AIR SPACE
PARCEL 2
AIR SPACE
PLAN
EPP

REM LOT 1

Area of Common Property for Level 10 = 129.8 m?
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AIR SPACE PARCEL 4
LEVEL 11

SCALE 1:200
5 0 5 10
e —

ALL DISTANCES ARE (N METRES.

SHEET 13 OF 17 SHEETS

STRATA PLAN EPS

MATSON PECK & TOPLISS
SURVEYORS & ENGINEERS
#3520 ~ 11120 HORSESHOE WAY
RICHMOND, 8.C., VZA SH7

PH: 604-270-9331

FAX: 604-270-4137

CADFILE: 16907-DISCLOSURE-2

R13-16807-DISCLOSURE |
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REM LOT 1
PLAN EPP

Area of Common Property for Level 11 = 129.8 m?
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AIR SPACE PARCEL 4
LEVEL 12

SCALE 1:200
5 0 5 10

ALL DISTANCES ARE IN METRES.

PLAN EPP_____

MATSON PECK & TOPLISS
SURVEYORS & ENGINEERS
#320 = 11120 HORSESHOE WAY
RICHMOXD, B.C., VIA SH?

PH: 604~270-9331

FAX: 604=270-4137

CADFILE: 16307~-DISCLOSURE=-2

R13-16807—0ISCLOSURE |

REM LOT 1

Arca of Common Property for Level 12 = 129.8 m?

STRATA PLAN EPS

EPP

SHEET 14 OF 17 SHEETS

2k
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PARCEL 2

AIR SPACE
PLAN
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AIR SPACE PARCEL 4
ROOF

SCALE 1:200
5 0 5 10
= = ]

SHEET 15 OF 17 SHEETS

STRATA PLAN EPS

MATSON PECK & TOPUSS
SURVEYORS & ENGINEERS
#320 — 11120 HORSESHOE WAY
RICHMOND, B.C., V7A SH7

PH: 604-270-9331

FAX: 604-270-4137

CADFILE: 16307-DiSCLOSURE-2

R13-16807—DISCLOSURE |
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PARCEL 2
AIR SPACE

PLAN
EPP

REM LOT 1
PLAN EPP
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AIR SPACE PARCEL 4 SHEET 17 OF 17 SHEETS
SECTION A — A’
STRATA PLAN EPS

SCALE 1:200
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ALL DISTANCES ARE IN METRES.
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PROPOSED

Strata Properly Act
FormV
SCHEDULE OF UNIT ENTITLEMENT

(Section 245 (a), 246, 264)

Re:  Proposed Strata Plan
Being a Proposed Strata Plan of Air Space Parcel 4 Section 21 Block 5 North Range 6 West NWD

AirSpace PlanEPP __ _ _ _

STRATA PLAN CONSISTING ENTIRELY OF NONRESIDENTIAL STRATA LOTS

The unit entittement for each nonresidential sirata lot is one of the following (check appropriate
box), as set out in the following table:

(a) the total area of the strata lot, in square metres, rounded to the nearest whole
number as determined by a British Columbia land surveyor as set out in section
246 (3) (b) (i) of the Strata Property Act.

Cettificate of British Columbia Land Surveyor

L et ee st ae e s snee s e e e seennen ,
a British Columbia land surveyor, certify that the following table
reflects the total area of each nonresidential strata lot.

Date: ...ccccvevrererrniierenes Cettenenirsnnsstnersiannne (month, day, year).

8ignotur.e .............................................
OR
O (b) a whole number that is the same for all of the nonresidential strata lots as set out
in section 246 (3) (b) (i) of the Sirata Property Act.
OR

I:I (c) anumber that is approved by the Superintendent of Real Estate in accordance
with section 246 {3) (b) (ili) of the Strata Property Act.

................................................................

Signature of Superintendent of Redl Estate

5/27/12014



Strata Lot No. Sheet Habitable Unit Entitlement | %* of Total Unit
No. Areainm? Entitlement

1 10 300.4 300 10.67%
2 10 100.5 101 3.59%
3 10 174.5 175 6.23%
4 11 278.2 278 9.89%
5 11 99.5 100 3.56%
6 11 174.5 175 6.23%
7 12 278.2 278 9.89%
8 12 99.5 100 3.56%
9 12 174.5 175 6.23%
10 13 278.2 278 9.89%
A 13 99.5 100 3.56%
12 13 174.5 175 6.23%
13 14 300.4 300 10.67%
14 14 100.5 101 3.59%
15 14 174.5 175 6.23%

Total number Total Unit

of strata lots: Enfilement: 2811

15

* expression of percentage is for informational purposes only and has no legal effect
DAt ...ttt ssanene (month, day, year)

------------------------------------------------------------------------

Signature of Owner Developer

5127/2014



BCGS 92G.015

SCALE 1:600
0.5 o 10 20

ITC — BRIDGEPORT ROAD
QIVIC ADDRESS:

8451 BRIDGEPORT ROAD
RICHMOND, 6, C.

MATSON PECK & TOPLISS
SURVEYORS & ENGINEERS
#320 — 11120 HORSESHOE WAY
RICHMOND, 8.C.. V7A 5H7

PH: 604~270-9331

FAX: 604~270-4137

CADFILE: 16307~DiSCLOSURE~1

R-13-16307-DISCLOSURE |

PROPOSED STRATA PLAN
OF AIR SPACE PARCEL 5
SECTION 21 BLOCK 5 NORTH RANGE 6 WEST
NWD AIR SPACE PLAN EPP

FOR DISCLOSURE PURPOSES

(TYPICAL)

REM LOT 1
PLAN EPP

(TYPICAL) \

STRATA PLAN EPS

AIR_SPACE

AR SPACE
BOUNDARY AT LEVEL 1

AIR SPACE
PARCEL 5

AR SPACE
PLAN EPP____

- AlR SPACE

LEGEND
ALL DIMENSIONS ARE (N METRES.
CP. (NDICATES COMMON PROPERTY
LCP. (NDICATES LIMITED COMMCN PROPERTY
SL. (NDICATES STRATA LOV
m2  (NDICATES SQUARE METRES
ELEV INDICATES ELEVATOR
M INDICATES MECHANICAL — CP.
ELEC (NDICATES ELECTRICAL ROOM/CLOSET — C.P.
(#501) (NDICATES PROPOSED UNIT NUMBER

GRID BEARINGS AND LOT DIMENSIONS ARE SUBJECT
TO FINAL LEGAL RELD SURVEYS,

ALL NUMERICAL EQUIVALENTS ARE BASED
ON DIMENSIONS FROM ARCHITECTS DRAWING.

FINAL NUMERICAL VALUES IN THE STRATA
PLAN wi BASED ON AS CONSTRUCTED

MAY 27, 2014

PLAN EPP

SHEET 1 OF 20 SHEETS

AR SPACE

PARCEL 4
AIR SPACE

PLAN EPP

AIR SPACE
PARCEL 2

Sa~

237%

NOTES
AREA CALCULATIONS ARE APPROXIMATE
BASED ON ARCHITECTS DIMENSIONS.

STRATA LOT BOUNDARIES ARE MEASURED TO
THE COMMON PROPERTY SIDE GF WALLS
AND/CR THE EXTERNAL GLASS UNE BETWEEN
STRATA LOTS AND MON PROPERTY AND TO
THE CENTREUNE OF WALLS BETWEEN ADJACENT
STRATA LOTS SUBSECT TO THE

WHERE THERE ARE STRUCTURAL WALLS
THAT COMPRISE SOME
THE BOU

OETERMINING
THE LOCATIONS OF THOSE STRATA LOT
BOUNDARIES WATHIN THOSE PARTICULAR
&%MYAPORHON%“FW‘M
TO THE WOTH OF THE AOJACENT
EXTERNAL FRAMED WALL, ARE INCLUDED
IN THE STRATA LOT AREAS.

WHERE WAI.I.S DE!.INEATE PARTS OF

THE BOUND BETWEEN TWO ADJACENT
STRATA 13. E CENTRE-LINES OF THE
WALLS SHALL DEFINE THE COMMON

BOUNDARIES BETWEEN THE STRATA LOTS.

ALL IMPROVEMENTS SHOWN ARE SOME FORM

GF COMMON PROPERTY UNLESS INDICATED AS
PART OF STRATA LOT.

ALL PROPOSED PH

OETAILS ARE SUBJECT TO CHANGE.
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SHEET 2 OF 20 SHEETS

STRATA PLAN EPS

AIR SPACE PARCEL 5
NOT TO SCALE

ISOMETRIC VIEW
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MATSON PECK & TOPUSS
SURVEYORS & ENGINEERS

#320 ~ 11120 HORSESHOE WAY
RICHMOND, B.C., V7A SH?

PH: 604-270-933)

FAX: 804-270-4137

CADFILE: 168907-0iSCLOSURE-3

R13—-16307—-DISCLOSURE




AIR SPACE PARCEL 5 SHEEY 3 OF 20 SHEETS

LEVEL 1
SCALE 1:200 STRATA PLAN EPS

S 0 S 10

ALL DISTANCES ARE IN METRES.
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REM LOT 1
PLAN EPP
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AIR SPACE PARCEL 1
AIR SPACE PLAN EPP______

ROAD

MATSON PECK & TOPLISS

SURVEYORS & ENGINEERS
#320 — 11120 HORSESHOE WAY Areo of Common Property for Level 1 o 81.4 m2

RICHMOND, B.C., VZA SH?7

PH: 604-270-9333
FAX: 604-270-4137
CADFILE: 16907~DiSCLOSURE=2

R13-16807-DiSCLOSURE




AIR SPACE PARCEL 5
LEVEL 2

SCALE 1:200

S 0 5 10

ALL DISTANCES ARE (N METRES.

STRATA PLAN EPS,

REM LOT 1
PLAN EPP
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°d'D SYIVLS

17.0m2

AIR SPACE-PARCEL 1
AIR SPACE PLAN EPP

_—

BRIDGEPORT  Roap

MATSON PECK & TOPLISS
SURVEYORS & ENGINEERS
#320 - 11120 HORSESHOE WAY
RICHMOND, B.C., V7A SH7

PH: 604~270-9331

FAX: 604-270-4137

CADFILE: 16807-DISCLOSURE-2

R13-16807—DISCLOSURE |
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SHEET 4 OF 20 SHEETS

As
a.EV‘AﬂRS cp| 4 -
8
5
OPEN
T0o BELOW
AIR SPACE
o PARCEL 1
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PLAN EPP_____
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AIR SPACE PARCEL 5 SHEET S OF 20 Sneers
LEVEL 3

SCALE 1:200 A= STRATA PLAN EPS
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ALL DISTANCES ARE IN METRES.
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PLAN EPP_____
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PROPOSED

Strata Properly Act
Form Vv
SCHEDULE OF UNIT ENTITLEMENT

(Section 245 (a), 246, 264)
Re:  Proposed Strata Plan

Being a Proposed Strata Plan of Air Space Parcel 5 Section 21 Block 5 North Range 6 West NWD
Air Space PlanEPP _ _ _ _ _

STRATA PLAN CONSISTING ENTIRELY OF NONRESIDENTIAL STRATA LOTS

The unit entitlement for each nonresidential strata lot is one of the following (check appropriate
box), as set out in the following table:

|Z| (a) the total area of the strata lot, in square metres, rounded to the nearest whole
number as determined by a Brifish Columbia land surveyor as set out in section
246 (3) (b} (i) of the Strata Property Act.

Cettificate of British Columbla Land Surveyor

b ettt s e et e ee e s s aast e e e e s enssns .
a British Columbia land surveyor, certify that the following table
reflects the total area of each nonresidential strata lof.

(B [o | [ OSSOV UPPUSOURRRI {month, day, year).

Si;c;:.';oh..;r'; ..................................................................
OR
[J(b) awhole number that is the same for all of the nonresidential strata lots as set out
in section 246 (3) (b) (i) of the Strata Property Act.
OR

[:I (c) anumber that is approved by the Superintendent of Real Estate in accordance
with section 246 (3) (b) {iii) of the Strata Property Act.

................................................................

Signature of Superintendent of Redl Estate

512712014



Strata Lot No. Sheet Hablitable Unit Enfilement | %* of Total Unit
No. Areainm? Entillement
] 6 44.2 44 0.95%
2 é 62.4 62 1.33%
3 6 57.4 57 1.22%
4 6 55.2 55 1.18%
5 6 52.3 52 1.12%
6 é 34.7 35 0.75%
7 [3 53.3 53 1.14%
8 6 76.1 76 1.63%
9 é 65.1 é5 1.40%
10 6 36.5 37 0.80%
" é 43.1 43 0.92%
12 8 35.9 36 0.77%
13 8 48.4 48 1.03%
14 7 50.8 51 1.10%
15 7 43.1 43 0.92%
16 7 55.3 55 1.18%
17 7 52.3 52 1.12%
18 7 34.7 35 0.75%
19 7 53.5 54 1.16%
20 7 46.0 46 0.99%
21 7 46.0 46 0.99%
22 7 58.9 59 1.27%
23 8 61.3 61 131%
24 8 68.2 68 1.46%
25 8 49.7 50 1.07%
26 8 57.4 57 1.22%
27 8 454 45 0.97%
28 .10 35.9 36 . 077%.
29 10 48.3 48 1.03%
30 9 50.6 51 1.10%
31 9 42.9 43 092%
32 9 55.0 55 1.18%
33 9 51.8 52 1.12%
34 9 346 35 0.75%
35 9 53.3 53 1.14%
36 9 46.0 46 0.99%
37 9 46.0 46 0.99%
38 9 46.0 46 0.99%
39 10 41.2 41 0.88%
40 10 52.5 53 1.14%
4] 10 68.6 69 1.48%
42 10 49.8 50 1.07%
43 10 57.1 57 1.22%

512712014
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Strata Lot No. Sheet Habitable Unit Entitlement | %* of Total Unit
No. Area in m? Entillement
44 10 45.4 45 097%
45 12 359 36 0.77%
46 12 48.3 48 1.03%
47 11 50.6 51 1.10%
48 11 42.9 43 0.92%
49 1 55.0 55 1.18%
50 11 51.8 52 1.12%
51 11 34.6 35 0.75%
52 11 53.3 53 1.14%
53 11 46.0 46 0.99%
54 11 46.0 46 0.99%
55 11 46.0 46 0.99%
56 12 41.2 4] 0.88%
57 12 52.5 53 1.14%
58 12 68.6 69 1.48%
59 12 49.8 50 1.07%
60 12 57.1 57 1.22%
81 12 45.4 45 097%
62 14 35.9 36 0.77%
63 14 48.3 48 1.03%
64 13 50.6 51 1.10%
65 13 42.8 43 0.92%
66 13 55.4 55 1.18%
67 13 50.3 50 1.07%
68 13 29.0 29 0.62%
69 13 36.7 37 0.80%
70 13 39.2 39 0.84%
71 13 41.7 42 0.90%
72 13 46.0 46 0.99%
-73. - 14 41.2 - 41 0.88%
74 14 52.5 53 1.14%
75 14 68.5 69 1.48%
76 14 49.6 50 1.07%
77 14 57.1 57 1.22%
78 14 45.4 45 097%
79 16 35.9 36 0.77%
80 16 48.3 48 1.03%
81 15 50.6 51 1.10%
82 15 42.8 43 0.92%
83 15 55.4 55 1.18%
84 15 52.1 52 1.12%
85 15 34.7 35 0.75%
86 15 53.0 53 1.14%
87 15 46.0 46 0.99%
88 15 46.0 46 0.99%

512712014
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Strata Lot No. Sheet Habitable Unit Entittement | %* of Total Unit
No. Area in m? Entitlement
89 15 46.0 46 0.99%
90 16 41.2 41 0.88%
91 16 52.5 53 1.14%
92 16 68.5 69 1.48%
93 16 49.6 50 1.07%
94 16 571 57 1.22%
95 16 45.4 45 0.97%
Total number of Total Unit
strala lols: 95 Entitlement: 4654
. expression of percentage is for informational purposes only and has no legal effect
DAtE: ceuvriiereiieeeteerrreee et veeeseeseae (month, day, year)

........................................................................

Signature of Owner Developer

512712014



EXHIBIT "D"

DESCRIPTION OF THE BUILDING OUTLINE SPECIFICATIONS
FOR OFFICE STRATA LOTS
AND COMMERCIAL STRATA LOTS

{096122-01576571.2}
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Services/Utilities

Electrical

Each strata lot will be provided with either a separately metered 100 amp
(120v/208V/ single phase/ 3 wire) for the office or a 200 amp (120/208/3phase
4 wire) electrical panel within the commercial space.

Water

Water will be provided to the common areas of the building with provisions to
access the main water supply from each strata unit for a small sink and/or
dishwasher.

Each office will be able to access at their cost, the main water supply with an
insulated 1” Domestic cold water (DCW) connection, each commercial space
will be able to access at their cost the main water supply with an insulated 2"
DCW connection and the commercial kitchen will be able to access at their
cost, the main water supply with 3” DCW and 2” Domestic Hot Water (DHW) at
maximum of 140 degrees Fahrenheit. In the office and commercial spaces,
tenant to provide their own hot water generation (electric, no gas) as required.

Sanitary Service

Each floor level is equipped with men and women’s washrocoms that are
handicapped accessible In accordance with applicable municipal codes.
Provisions to access the main sanitary service from each strata unit have been
provided should a sink or small dishwasher be installed.

Each office will be able to access at their cost, the main drain with 4” sanitary
drain line and 2" sanitary vent connections with a maximum of SO linear feet of
horizontal piping distance allowed from base building connection point. Tenant
to provide and install grease interceptor(s) for commercial kitchens.

Natural Gas

A 2" natural gas line (300 MBH) @ Spsig pressure will be provided for tenants
with commercial kitchens only.

Telephone Service

Telephone and CATV will enter the building via ducts to the main
communication room within each of the three building complex.
Communication closets will be located on each floor. All communication rooms
shall have: plywood on the walls, sufficient surge suppressed power
receptacles, environmental control and grounding bus bars connected to
building ground systems.

Communication Riser

Communication closets will be lacated on eaéh floor, roughed in with a
communications backbone for access from each strata lot.

Emergency Power The emergency power will be provided to meet municipal and provincial codes
for life safety systems and emergency egress.

Life Safety Plan The building will be provided with a Fire Alarm Control Annunciator located at
the main entry. The system design will allow for the detection of smoke and
heat detectors, offsite monitoring, system monitoring of sprinkler system
compressor flow switches, duct smoke detectors, stairwell smoke detectors
and interface to elevators.

Security System A security system with card/FOB access to bu ilding

Heating, Ventilation The HVAC system will be capable of maintaining an indoor space temperature

and Air Conditioning | of 70 degrees Fahrenheit in the winter and 74 degrees Fahrenheit in the

{HVACQ) summer. The base building mechanical systems shall provide mechanical

infrastructure, ceiling mounted terminal units (4 pipe fan coils) ready to receive

duct distribution system by tenants to suite layout and requirements.

{077609-01148906.2)
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The HVAC system offers a multi-zoned system controlled by an electronic
thermostat connected to a Direct Digital Control (DDC) system.
HVAC zoning (Office Spaces):

® Each corner office to be on a separate zone

¢ Tenant’s internal and miscellaneous load does not exceed 2 Watts per
square foot.

¢ Base building to provide ventilation air from central rooftop air
handling units complete with variable air volume boxes. Max
Ventilation rate allowed for is 0.25 cfm/square foot

HVAC 20ning (Commercial Spaces):

* Each space will be provided with exterior exhaust and intake louvers
with insulated back panels for tenant to connect to. Base Building will
provide a smoke venting system to be connected to these louvers.

* Ventilation rate as required by ASHRAE $0.1 -2007.

Tenants are responsible for providing their own make-up air, exhaust
and/or Ecology Units (in case of Kitchen Exhaust). No rooftop kitchen
exhaust fan is allowed.

® Tenant’s internal and miscellaneous load does not exceed 6 Watts per
square foot.

Other HVAC requirements (Office Spaces):

® No washroom exhaust connection will be provided to tenant as there is
a central core washroom

¢ Base building to provide a central general and washroom exhaust
system with the capacity equal to the total ventilation fresh air volume
supplied in the core to collect relief air from the tenant’s spaces.
Tenant to ensure that relief air from their space to the central exhaust
system is not impeded.

Energy Metering:

¢ If any cooling equipment operating 24/7 is required then the tenant
shall install a separate energy meter to measure consumption.

® Tenant to supply and install revenue grade meters to interface with
base building for domestic cold and-hot water for commercial kitchens.
Base building to provide and install on heating and cooling systems
energy metering system to measure energy consumption within the
space.

Fire Protection

A double check valve (DCV) assembly will be provided on the fire protection
supply branch to isolate the fire protection systems form the building potable
water system. A wet standpipe will be provided in the exits stairs. in the
parkade, the standpipes will be heat-traced and insulated.

Base building will provide a complete sprinkler system to meet NFPA 13
standards for an open plan shell space, with a standard grid and upright heads.
Maodification to layout to suit Tenant will be at Tenant’s cost.

Ceiling

Ali strata units will be shell space with exposed structure.
Washrooms will be painted gypsum wall board ceilings.

{077609-01148506.2}
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Exhibit “E"
Intemational Trade Center
8451 Bridgeport Road, RICHMOND, BC

Interim budget

g0

North Tower South Tower

OPERATING EXPENSES Total Commercial Commercial Office Office
ASP 1 ASP 3 ASP 4 ASP 5
neral & Admini xpenses
ACCOUNTING/AUDITING $ 500000 $§ 75200 $ 84800 § 1,258.00 $ 2,142.00
BANK CHARGES $ 80000 $ 12032 $ 13568 $ 20128 $ 34272
INSURANCE AND APRAISAL $ 8450000 $ 12,708.80 $ 14,331.20 $ 21,260.20 $ 36,199.80
LEGAL & PROFESSIONAL $ 800000 $ 120320 $ 1,35680 $ 2,012.80 $ 3,427.20
MANAGEMENT FEES $ 8496000 $ 12,777.98 $ 14,409.22 $ 21,37594 $ 36,396.86
MISCELLANEOUS $ 300000 $ 45120 $ 50880 $ 75480 $ 1,285.20
ON-SITE FACILITIES MANAGER WAGES & BENEFITS $ 50,000.00 $ - 8 - $ 18,500.00 $ 31,500.00
ON-SITE OFFICE SUPPLIES $ 6,00000 $ - 8 - $ 222000 $ 3,780.00
POSTAGE / COPYING $ 600000 $ 80240 $ 1,01760 $ 1,50960 $ 2,570.40
ON-SITE STAFF WAGES & BENEFITS (Concierge) $ 60,00000 $ - 8 - $ 2220000 $ 37,800.00
TELEPHONE $ 340000 $ 51136 $ 57664 § 85544 $ 1,456.56
MOBILE SECURITY $ 2000000 $ 300800 $ 339200 $ 503200 $ 8568.00
Total Administrative Expenses $ 331,66000 $ 32,435.26 3657594 $ 97,180.06 $165,468.74
Utilities
ELECTRICITY $ 82,000.00 $ 12,332.80 $ 13,907.20 $ 20,631.20 $ 35,128.80
HEATING FUEL $ 4000000 $ 601600 $ 6,784.00 $ 10,064.00 $ 17.136.00
SEWER / WATER $ 68,0000 $ 1022720 $ 11,532.80 $ 17,108.80 $ 29,131.20
Total Utilities $ 190,000.00 $ 28576.00 $ 32.224.00 $ 47.804.00 $ 81.386.00
Bullding Maintenance
ELEVATOR $ 2200000 $ 330880 $ 373120 $§ 553520 $ 9,424.80
FIRE PROTECTION $ 800000 $ 120320 $ 1,356.80 $ 2,012.80 $ 3,427.20
GARBAGE REMOVAL & RECYCLING $ 6800000 $ 10,227.20 $ 11,532.80 $ 17,108.80 $ 29,131.20
REPAIR & MAINTENANCE & SUPPLIES $ 2800000 $ 421120 $ 474880 $ 7,044.80 $ 11,995.20
PLUMBING $ 450000 $ 67680 $ 76320 $ 1,13220 $ 1,927.80
. ELECTRICAL $ 300000 $ 45120 $ 50880 $ - 75480 $ 1,28520 -
LIGHTING SUPPLIES $ 200000 $ 30080 $ 33920 $§ 50320 $§ 856.80
JANITORIAL SUPPLIES $ 1250000 $ 1,880.00 $ 212000 $ 3,14500 $ 5,355.00
ENTERPHONE / INTERCOM & SECURITY LEASE $ 14,00000 $ - 8 - $ 518000 $ 8,820.00
HVAC PREVENTATIVE MAINTENANCE $ 3000000 $ 451200 $ 508800 $ 754800 $ 12,852.00
JANITORIAL - COMMON $ 7800000 $ 11,731.20 $ 13,228.80 $ 19,624.80 §$ 33,415.20
LANDSCAPING $ 1000000 $ 150400 $ 168600 $ 251600 $ 4,284.00
SNOW REMOVAL $ 500000 $ 75200 $ 84800 $ 1,25800 $ 2,142.00
WINDOW CLEANING $ 1400000 $ 210560 $ 237440 $ 352240 $ 5,997.60
Total Building Maintenance $ 299,00000 § 42,864.00 $ 48,336.00 $ 76,886.00 $130,914.00
OPERATING EXPENSES $ 820,660.00 $103,875.26 $117,13594 $221,870.06 $377,778.74
CONTINGENCY RESERVE $ 8208600 $ 1038753 $ 11,713.59 §$ 22,187.01 $ 37,777.87
OPERATING EXPENSES + CONTINGENCY RESERVE ¢ 802,726.00 $114,262.79 §$128,849.53 $244,067.06 $415,556.62

Remarks:
* Allitems are subject to GST.
* This interim budget is prepared on May 1, 2014.
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BUDGET EXPLANATORY NOTES
nting/Auditin

Accounting /Auditing expense is for annual financial audit and special request from the strata
council for additional bookkeeping or accounting services other than normal accounting procedure.

insurance

Insurance will be obtained according to the strata property act. It is for common property and
common asset. Strata lot owners should obtain their own contents and liabilities insurance for their strata lot.

Contemplates amounts from cost-sharing agreement between Hotel and Rem 1

iscellaneous
Miscellaneous expense is business expenses that do not fit within any other category on the
budget items.
Onsite Facilities Mana es and Benefi

An onsite space will be allocated within the common area for onsite staff facilities manager.

Onsite Staff (Concierge)Wages and Benefits

Onsite staff wages and benefits expense is base on 40 hours per week in business hours
weekdays and on-call basis on weekends and holidays. The onsite staff is for office strata lots only.

Telephone
Telephone expense is for the telephone lines for the onsite office, fire alarm monitoring,

elevators phones, and enterphone intercom.

Mobile Security

Mobile security expense is for mobile security patrolling interior office common area
and exterior at night twice daily.

Fire Protection

Fire protection expense Is for annual fire test, fire device deficiencies repairs, and fire panel
monitoring.

Garbage Removal & Recycling

Garbage removal & recycling expenses are based on the service provided twice a week for
2 compactors (40-yard) and cardboards bins.

. terphone / Inte & Security System Lease . . : . :
Enterphone / Intercom and security system lease expense is for leasing a enterphone / intercom
and security system for office strata lots. The term of the lease is 5 years.

HVAC Preventive Maintenance
HVAC preventive maintenance expense is based on quarterly services for HVAC systems.

Janitorial Expense

Janitorial expense Is based on 1.5 Janitors working dally at weeknights and weekends.

Window cleaning
Window cleaning expense is for cleaning exterior windows based on once a year service.

Lan ing and exterior maintenance
Contemplates amounts from cost-sharing agreement between Hotel and Rem 1

Page 2 of 20
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Exhibit "E"

International Trade Center Strata ASP 1
8451 Bridgeport Road, RICHMOND, BC

Interim budget
OPERATING EXPENSES

Total

General & Administrative Expenses
ACCOUNTING/AUDITING $ 752,00
BANK CHARGES $ 120.32
INSURANCE AND APRAISAL $ 12,708.80
LEGAL & PROFESSIONAL $ 1,203.20
MANAGEMENT FEES $ 12,777.98
MISCELLANEOUS $ 451.20
ON-SITE FACILITIES MANAGER WAGES & BENEFITS $ -
ON-SITE OFFICE SUPPLIES $ -
POSTAGE / COPYING $ 802.40
ON-SITE STAFF WAGES & BENEFITS (Concierge) $ -
TELEPHONE $ 511.36
MOBILE SECURITY $ 3,008.00
Total Administrative Expenses $ 3243526
Utilities
ELECTRICITY $ 12,332.80
HEATING FUEL $ 6,016.00
SEWER / WATER $ 10,227.20

$ -
Total Utilities $ 28,576.00
Building_Maintenance
ELEVATOR $ 3,308.80
FIRE PROTECTION $ 1,203.20
GARBAGE REMOVAL & RECYCLING $ 10,227.20
REPAIR & MAINTENANCE & SUPPLIES - $ 4211.20 ° -
PLUMBING $ 676.80
ELECTRICAL $ 451.20
LIGHTING SUPPLIES $ 300.80
JANITORIAL SUPPLIES $ 1,880.00
ENTERPHONE / INTERCOM & SECURITY LEASE $ -
HVAC PREVENTATIVE MAINTENANCE $ 4,512.00
JANITORIAL - COMMON $ 11,731.20
LANDSCAPING $ 1,504.00
SNOW REMOVAL $ 752.00
WINDOW CLEANING $ 2,105.60

$ -
Total Building Maintenance $ __ 42864.00
OPERATING EXPENSES $ 103,875.26
CONTINGENCY RESERVE $ 10,387.53

OPERATING EXPENSES + CONTINGENCY RESERVE

Page 7 of 20
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Remarks:
* All items are subject to GST.
* This interim budget is prepared on May 1, 2014.

BUDGET EXPLANATORY NOTES
Accounting/Auditing

Accounting /Auditing expense is for annual financial audit and special request from the strata
council for additional bookkeeping or accounting services other than normal accounting pracedure.

Insurance
Insurance will be obtained according to the strata property act. It is for common property and
common asset. Strata lot owners should obtain their own contents and liabilities insurance for their strata lot.

Contemplates amounts from cost-sharing agreement between Hotel and Rem 1

Miscellaneolis
Miscellanecus expense is business expenses that do not fit within any other category on the

budget items.

Onsite Facilities Manager Wages and Benefits

An onsite space will be allocated within the common area for onsite staff facilities manager.

Onsite Staff (Concierae)Wages and Benefits

Onsite staff wages and benefits expense is base on 40 hours per week in business hours
weekdays and on-call basis on weekends and holidays. The onsite staff is for office strata lots only.

Telephone

Telephone expense is for the telephone lines for the onsite office, fire alarm monitoring,
elevators phones, and enterphone intercom.

Mobile Security

Mobile security expense is for mobile security patrolling interior office common area
and exterior at night twice daily.

Fire Protection

Fire protection expense is for annual fire test, fire device deficiencies repairs, and fire panel
monitoring.

Garbage Removal & Recycling: :

Garbage removal & recycling expenses are based on the service provided twice a week for
2 compactors (40-yard) and cardboards bins.

Enterphone / Intercom & Security System Lease

Enterphone | Intercom and security system lease expense is for leasing a enterphone / intercom
and security system for office strata lots. The term of the lease is § years.

HVAC Preventive Maintenance
HVAC preventive maintenance expense is based on quarterly services for HVAC systems.

Janitorial Expense
Janitorial expense is based on 1.5 janitors working daily at weeknights and weekends.

Window cleaning
Window cleaning expense is for cleaning exterior windows based on once a year service.

Landscaping and exterior maintenance

Contemplates amounts from cost-sharing agreement between Hote) and Rem 1

Page 8 of 20
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Exhibit "E"

International Trade Center Strata ASP 3
8451 Bridgeport Road, RICHMOND, BC

Interim budget
OPERATING EXPENSES

Total

General & Administrative Expenses
ACCOUNTING/AUDITING $ 848.00
BANK CHARGES $ 135.68
INSURANCE AND APRAISAL $ 14,331.20
LEGAL & PROFESSIONAL $ 1,356.80
MANAGEMENT FEES $ 14,409.22
MISCELLANEOUS $ 508.80
ON-SITE FACILITIES MANAGER WAGES & BENEFITS $ -
ON-SITE OFFICE SUPPLIES $ -
POSTAGE / COPYING $ 1,017.60
ON-SITE STAFF WAGES & BENEFITS (Concierge) $ -
TELEPHONE 3 576.64
MOBILE SECURITY $ 3,392.00

$ -
Total Administrative Expenses $ 36,675.94
Utilities
ELECTRICITY $ 13,907.20
HEATING FUEL $ 6,784.00
SEWER / WATER $ 11,532.80

$ -
Total Utilities $ 3222400
Buijlding Maintenance
ELEVATOR $ 3,731.20
FIRE PROTECTION $ 1,356.80
GARBAGE REMOVAL & RECYCLING. $ 11,632.80
REPAIR & MAINTENANCE & SUPPLIES $ 4,748.80
PLUMBING $ 763.20
ELECTRICAL $ 508.80
LIGHTING SUPPLIES $ 339.20
JANITORIAL SUPPLIES $ 2,120.00
ENTERPHONE / INTERCOM & SECURITY LEASE $ -
HVAC PREVENTATIVE MAINTENANCE $ 5,088.00
JANITORIAL - COMMON $ 13,228.80
LANDSCAPING $ 1,686.00
SNOW REMOVAL 3 848.00
WINDOW CLEANING $ 2,374.40
Total Building Maintenance $ __  48336.00
OPERATING EXPENSES $ 117,135.94
CONTINGENCY RESERVE $ 11,713.59
OPERATING EXPENSES + CONTINGENCY RESERVE $ 12884953

#4
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Remarks:
* Allitems are subject to GST.
* This interim budget is prepared on May 1, 2014.

BUDGET EXPLANATORY NOTES
Accounting/Auditing

Accounting /Auditing expense is for annual financial audit and special request from the strata
council for additional bookkeeping or accounting services other than normal accounting procedure.

Insurance
Insurance will be obtained according to the strata property act. It is for common property and

common asset. Strata lot owners should obtain their own contents and liabilities insurance for their strata lot.

Contemplates amounts from cost-sharing agreement between Hotel and Rem 1

Miscellanaous
Miscellaneous expense is business expenses that do not fit within any other category on the
budget items.

Onsite Facilities Manager Wages and B ts
An onsite space will be allocated within the common area for onsite staff facilities manager.

Onsite S Concierge es and Benefits
Onsite staff wages and benefits expense is base on 40 hours per week in business hours
weekdays and on-call basis on weekends and holidays. The onsite staff is for office strata lots only.

Telephone

Telephone expense is for the telephone lines for the onsite office, fire alarm monitoring,
elevators phones, and enterphone intercom.

Mobile Security

Mabile security expense is for mobile security patrolling interior officea common area
and exterior at night twice daily.

Eire Protection
Fire protection expense is for annual fire test, fire device deficiencies repairs, and fire panel
monitering.

Garbage Removal & Recycling . -

Garbage removal & recycling expenses are based on the service provided twice a week for
2 compactors (40-yard) and cardboards bins.

Enterphone / Intercom & Security System Lease
Enterphone | Intercom and security system lease expense is for leasing a enterphone / intercom
and security system for office strata lots. The term of the lease is 5 years,

HVAC Preventive Maintenance

HVAC preventive maintenance expense is based on quarterly services for HVAC systems.

Janitorial Expense

Janitorial expense is based on 1.5 janitors working daily at weeknights and weekends.

Window cleaning
Window cleaning expense is for cleaning exterior windows based on once a year service.

Landscaping and exterior maintenance
Contemplates amounts from cost-sharing agreement between Hotel and Rem 1

19
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Exhibit "E"

International Trade Center Strata North Tower (ASP 4)
8451 Bridgeport Road, RICHMOND, BC

Interim budget
OPERATING EXPENSES

OPERATING EXPENSES + CONTINGENCY RESERVE

Total
General & Administrative Expenses
ACCOUNTING/AUDITING $ 1,258.00
BANK CHARGES $ 201.28
INSURANCE AND APRAISAL $ 21,260.20
LEGAL & PROFESSIONAL $ 2,012.80
MANAGEMENT FEES $ 21,375.94
MISCELLANEOUS $ 754.80
ON-SITE FACILITIES MANAGER WAGES & BENEFITS $ 18,500.00
ON-SITE OFFICE SUPPLIES $ 2,220.00
POSTAGE / COPYING $ 1,509.60
ON-SITE STAFF WAGES & BENEFITS (Concierge) $ 22,200.00
TELEPHONE $ 855.44
MOBILE SECURITY $ 5,032.00
$ -
Total Administrative Expenses $ _ 97.180.08
Utilities
ELECTRICITY $ 20,631.20
HEATING FUEL $ 10,064.00
SEWER /WATER $ 17,108.80
Total Utilities $ 47,804.00
Building Maintenance
ELEVATOR $ 5,535.20
FIRE PROTECTION $ 2,012.80
GARBAGE REMOVAL & RECYCLING $ 17,108.80
"REPAIR & MAINTENANCE & SUPPLIES $ 7,044.80
PLUMBING $ 1,132.20
ELECTRICAL $ 754.80
LIGHTING SUPPLIES $ 503.20
JANITORIAL SUPPLIES $ 3,145.00
ENTERPHONE / INTERCOM & SECURITY LEASE $ 5,180.00
HVAC PREVENTATIVE MAINTENANCE $ 7,548.00
JANITORIAL - COMMON $ 19,624.80
LANDSCAPING $ 2,516.00
SNOW REMOVAL $ 1,268.00
WINDOW CLEANING $ 3,522.40
Total Building Maintenance $ 76,886.00
OPERATING EXPENSES $ 221,870.06
CONTINGENCY RESERVE $ 22,187.01
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Remarks:
* Allitems are subject to GST.
* This interim budget is prepared on May 1, 2014.

BUDGET EXPLANATORY NOTES
Accountina/Auditing

Accounting /Auditing expense is for annual financial audit and special request from the strata
council for additional bookkeeping or accounting services other than normal accounting procedure.

Insurance

Insurance will be obtained according to the strata property act. It is for common property and
commen asset. Strala lot owners should abtain their own contents and liabilities insurance for their strata lot.

Contemplates amounts from cost-sharing agreement between Hotel and Rem 1

Miscellaneous

Miscellaneous expense is business expenses that do not fit within any other category on the
budget items.

Onsite Facilities Manager Wages and Benefits

An onsite space will be allocated within the common area for onsite staff facilities manager.

Onsite Staff (Concierge)Wages and Benefits

Onsite staff wages and benefits expense is base on 40 hours per week in business hours
weekdays and on-call basis on weekends and holidays. The onsite staff is for office strata lots only.

Telephone
Telephone expense is for the telephone lines for the onsite office, fire alarm monitoring,

elevators phones, and enterphone intercom.

Mobile Security

Mobile security expense is for mobile security patrolling interior office common area
and exterior at night twice daily.

Fire Protection
Fire protection expense is for annual fire test, fire device deficiencies repairs, and fire panel

monitoring.

- Garbage Removal & Recycling - .

Garbage removal & recycling expenses are based on the service provided twice a week for
2 compactors (40-yard) and cardboards bins.

Enterphone / Intercom & Security System Lease

Enterphone | Intercom and security system lease expense is for leasing a enterphone / intercom
and security system for office strata lots. The term of the lease is 5 years.

HVAC Preventive Maintenance

HVAC preventive maintenance expense is based on quarterly services for HVAC systems.

Janitorial Expense

Janitorial expense is based on 1.5 janitors working daily at weeknights and weekends.

Window cleaning

Window cleaning expense is for cleaning exterior windows based on once a year service.,

Landscaping and exterior maintena
Contemplates amounts from cost-sharing agreement between Hotel and Rem 1
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Exhibit "E"

International Trade Center Strata South Tower(ASP 5)
8451 Bridgeport Road, RICHMOND, BC

Interim budget
OPERATING EXPENSES

Total
General & Administrative Expenses
ACCOUNTING/AUDITING $ 2,142.00
BANK CHARGES $ 342.72
INSURANCE AND APRAISAL $ 36,199.80
LEGAL & PROFESSIONAL $ 3,427.20
MANAGEMENT FEES $ 36,396.86
MISCELLANEOUS $ 1,285.20
ON-SITE FACIUITIES MANAGER WAGES & BENEFITS $ 31,500.00
ON-SITE OFFICE SUPPLIES $ 3,780.00
POSTAGE / COPYING $ 2,570.40
ON-SITE STAFF WAGES & BENEFITS (Concierge) $ 37,800.00
TELEPHONE $ 1,456.56
MOBILE SECURITY $ 8,568.00
Total Administrative Expenses $ __ 165468.74
Utilities
ELECTRICITY $ 35,128.80
HEATING FUEL $ 17,136.00
SEWER / WATER $ 29,131.20
Total Utilities S 81.396.00
Building Maintenance
ELEVATOR $ 9,424.80
FIRE PROTECTION $ 3.427.20
GARBAGE REMOVAL & RECYCLING $ 29,131.20
REPAIR & MAINTENANCE & SUPPLIES $ - 11,99520
PLUMBING $ 1,927.80
ELECTRICAL $ 1,285.20
LIGHTING SUPPLIES $ 8566.80
JANITORIAL SUPPLIES $ 5,355.00
ENTERPHONE / INTERCOM & SECURITY LEASE $ 8,820.00
HVAC PREVENTATIVE MAINTENANCE $ 12,852.00
JANITORIAL - COMMON $ 33,415.20
LANDSCAPING $ 4,284.00
SNOW REMOVAL 3 2,142,00
WINDOW CLEANING 3 6,997.60
Total Building Maintenance $ _130,914.00
OPERATING EXPENSES $  377,778.74
CONTINGENCY RESERVE $ 37,777.87
OPERATING EXPENSES + CONTINGENCY RESERVE S 41555662
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Remarks:
* All items are subject to GST.
* This interim budget is prepared on May 1, 2014.

BUDGET EXPLANATORY NOTES

Accounting/Auditin
Accounting /Auditing expense is for annual financial audit and special request from the strata
council for additional bookkeeping or accounting services other than normal accounting procedure,

Insurance
Insurance will be cbtained according to the strata property act. It is for common property and
common asset. Strata lot owners should obtain their own contents and liabilities insurance for their strata lot.

Contemplates amounts from cost-sharing agreement between Hotel and Rem 1

Miscellaneous

Miscellaneous expense is business expenses that do not fit within any other category on the
budget items.

Onsite Facilities Manager Wages and Benefits

An onsite space will be allocated within the common area for onsite staff facilities manager.

Onsite Staff (Concierae)Wades and Benefits

Onsite staff wages and benefits expense is base on 40 hours per week in business hours
weekdays and on-call basis on weekends and holidays. The onsite staff is for office strata lots only.

Telephone
Telephone expense is for the telephone lines for the onsite office, fire alarm monitoring,

elevators phones, and enterphone intercom.

Mobile Security

Mobile security expense is for mobile security patrolling interior office common area
and exterior at night twice daily.

Eire Protection

Fire protection expense is for annual fire test, fire device deficiencies repairs, and fire panel
monitoring.

Garbage Removal & Recyeling

Garbage removal & recycling expenses are based on the service provided twice a week for
2 compactors (40-yard) and cardboards bins.

Enterphone / Intercom & Security System Lease

Enterphone | Intercom and security system lease expense is for leasing a enterphone / intercom
and security system for office strata lots. The term of the lease is 5§ years,

HVAC Preventive Maintenance

HVAC preventive maintenance expense is based on quarterly services for HVAC systems.

Janitorial Expense

Janitorial expense is based on 1.5 janitors working daily at weeknights and weekends.

Window cleaning

Window cleaning expense is for cleaning exterior windows based on once a year service.

Landscaping and exterior maintenance
Contemplates amounts from cost-sharing agreement between Hotel and Rem 1
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EXHIBIT "F"

.TITLE SEARCH
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TITLE SEARCH PRINT
File Reference: 77609

ol

2016-12-14, 16:22:09
Requestor: Linda Yao

**CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN**

Land Title District
Land Title Office

Title Number
From Title Number

Application Received
Application Entered

Registered Owner in Fee Simple

Registered Owner/Mailing Address:

Taxation Authority

Description of Land
Parcel Identifier:
Legal Description:

NEW WESTMINSTER
NEW WESTMINSTER

CA4521075
CA3459198
CA4521072

2015-07-08

2015-07-15

INTERNATIONAL TRADE CENTER PROPERTIES LTD., INC.NO.
BC0309412

SUITE 500 - NORTH TOWER, 5811 COONEY ROAD
RICHMOND, BC

VéxX 3am1

CITY OF RICHMOND

029-611-598

LOT 1 SECTION 21 BLOCK 5 NORTH RANGE 6 WEST NEW WESTMINSTER DISTRICT

PLAN EPP37734

‘Legal Notations - - .

THIS TITLE MAY BE AFFECTED BY A PERMIT UNDER PART 26 OF THE LOCAL
GOVERNMENT ACT, SEE CA4675411

ZONING REGULATION AND PLAN UNDER
THE AERONAUTICS ACT (CANADA)
FILED 10.2.1981 UNDER NO. T17084

PLAN NO. 61216

Titte Number: CA4521075

TITLE SEARCH PRINT Pagelof 4



(z

TITLE SEARCH PRINT 2016-12-14, 16:22:09
File Reference: 77609 Requestor: Linda Yao
Charges, Liens and Interests
Nature: STATUTORY RIGHT OF WAY
Registration Number: RD58945
Registration Date and Time: 1977-10-26 10:51
Registered Owner: TOWNSHIP OF RICHMOND
Remarks: INTER ALIA
PART FORMERLY LOT 215 PLAN 35992 EXCEPT
PLAN LMP52694
Nature: STATUTORY RIGHT OF WAY
Registration Number: BT115254
Registration Date and Time: 2002-04-10 09:12
Registered Owner: TELUS COMMUNICATIONS INC.
INCORPORATION NO. A55547
Remarks: PART FORMERLY LOT 215 PLAN 35892 EXCEPT
PLAN LMP52694
Nature: COVENANT
Registration Number: CA4521077
Registration Date and Time: 2015-07-08 16:29
Registered Owner: CITY OF RICHMOND
Nature: STATUTORY RIGHT OF WAY
Registration Number: CA4521078
Registration Date and Time: 2015-07-08 16:29
Registered Owner: CITY OF RICHMOND
Remarks: PART IN PLAN EPP45230
Nature: COVENANT
Registration Number: CA4521086
Registration Date and Time: 2015-07-08 16:29
Registered Owner: ‘CITY OF RICHMOND -
Nature: STATUTORY RIGHT OF WAY
Registration Number: CA4521087
Registration Date and Time: 2015-07-08 16:29
Registered Owner: CITY OF RICHMOND
Remarks: PART SHOWN HATCHED ON PLAN EPP37735
Nature: COVENANT
Registration Number: CA4521090
Registration Date and Time: 2015-07-08 16:29
Registered Owner: CITY OF RICHMOND
Title Number: CA4521075 TITLE SEARCH PRINT Page 2 of 4



TITLE SEARCH PRINT
File Reference: 77609

Nature:
Registration Number:

Registration Date and Time:

Registered Owner:

Nature:
Registration Number:

Registration Date and Time:

Registered Owner:

Nature:
Registration Number:

Registration Date and Time:

Registered Owner:

Nature:
Registration Number:

Registration Date and Time:

Registered Owner:

Nature:
Registration Number:

Registration Date and Time:

Registered Owner:
Remarks:

Nature:
Registration Number:

Registration Date and Time:

Registered Owner:

Nature;
Registration Number:

Registration Date and Time:

Registered Owner:
Remarks:

Nature:
Registration Number:

Registration Date and Time:

Registered Owner:

Titte Number: CA4521075

2016-12-14, 16:22:09
Requestor: Linda Yao

STATUTORY RIGHT OF WAY
CA4521091

2015-07-08 16:29

VANCOUVER AIRPORT AUTHORITY

COVENANT
CA4521094
2015-07-08 16:29
CITY OF RICHMOND

COVENANT
CA4521096
2015-07-08 16:29
CITY OF RICHMOND

COVENANT
CA4521098
2015-07-08 16:29
CITY OF RICHMOND

UNDERSURFACE AND OTHER EXC & RES

BB4082797

2015-07-14 10:42

THE CROWN IN RIGHT OF BRITISH COLUMBIA

SECTION 50 LAND ACT, SE CA4521070 AND SECTION 35
COMMUNITY CHARTER

RIGHT OF RESUMPTION CANCELLED, SEE CA4534004
PART FORMERLY PLAN EPP35118

COVENANT
CA4534005

' 2015-07-14 17:09

CITY OF RICHMOND

STATUTORY RIGHT OF WAY

CA4534006

2015-07-14 17:09

CITY OF RICHMOND

PART SHOWN BOLD ON PLAN EPP37735

MORTGAGE

CA4543291

2015-07-17 12:12

ROMSPEN INVESTMENT CORPORATION
INCORPORATION NO. AG067154

TITLE SEARCH PRINT Page3of 4
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Registration Date and Time:
Remarks:

Nature:
Registration Number:
Registration Date and Time:

TITLE SEARCH PRINT 2016-12-14, 16:22:09
File Reference: 77609 , Requestor: Linda Yao

Nature: ASSIGNMENT OF RENTS

Registration Number: CA4543292

Registration Date and Time: 2015-07-17 12:12

Registered Owner: ROMSPEN INVESTMENT CORPORATION

INCORPORATION NO. A0067154

Nature: STATUTORY RIGHT OF WAY

Registration Number: CA4956045

Registration Date and Time: 2016-01-28 15:22

Registered Owner: BRITISH COLUMBIA HYDRO AND POWER AUTHORITY

Nature: PRIORITY AGREEMENT

Registration Number: CA4956046

2016-01-28 15:22
GRANTING CA4956045 PRIORITY OVER CA4543291 AND
CA4543292

STATUTORY RIGHT OF WAY
CA4958591
2016-01-29 11:05

Registered Owner: BRITISH COLUMBIA HYDRO AND POWER AUTHORITY
Nature: STATUTORY RIGHT OF WAY

Registration Number: CA4958592

Registration Date and Time: 2016-01-29 11:05

Registered Owner:; TELUS COMMUNICATIONS INC.

Nature: PRIORITY AGREEMENT

Registration Number: CA4958593

Registration Date and Time:
Remarks:

Nature:

Registration Number:
Registration Date and Time:
Remarks:

2016-01-29 11:05
GRANTING CA4958591 PRIORITY OVER CA4543291 AND
CA4543292 '

PRIORITY AGREEMENT

CA4958594

2016-01-29 11:05

GRANTING CA4958592 PRIORITY OVER CA4543291 AND
CA4543292

Duplicate Indefeasible Title NONE OUTSTANDING
Transfers NONE
Pending Applications NONE
Title Number: CA4521075 TITLE SEARCH PRINT Page 4 of 4
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SL Unit
INTERNATIONAL TRADE CENTER
COMMERCIAL DEVELOPMENT
Richmond, British Columbia
CONTRACT OF PURCHASE AND SALE
Date of Offer:

Seller: international Trade Center Properties Ltd.

303 - 4940 No. 3 Road, Richmond, BC V6X 3A5

Buyer:
Name Name
Address Address
Telephone: Telephone:
(Res.): (Res.):
(Bus.): {Bus.):
(Cell): (Cell):
Email: Email:
Fax: Fax:
SIN: SIN:

Property to be purchased by the Buyer pursuant to this Contract:

Proposed unit # also known as proposed strata lot #

within the strata plan to be created within the proposed air space parcel 4 [] or § [] (check

applicable box) (the “Air Space Parcel”) which will form a part of the proposed development to be
known as the International Trade Center (the ‘Development”) to be constructed on the lands with a
current civic address of 8411 Bridgeport Road, 8477 Bridgeport Road, 8499 Bridgeport. Road and
8400 West Road (formerly known as 8451 Bridgeport Road), Richmond, British Columbia, and a
current legal description as follows:

Parcel Identifier: 029-611-598
Lot 1 Section 21 Block 5 North Range 6 West New Westminster District Plan EPP 37734

(the “Lands")
Estimated Size of the Property:

In this Contract, the term “Property” means the proposed unit identified above to be constructed in the
building (the “Building") located within the proposed Air Space Parcel, which will be created pursuant to
an air space plan (the “Air Space Plan”) as shown on the Preliminary Strata Plans attached to the
Information Statement as Exhibit C, for the proposed Development.

The Buyer acknowledges that the strata lot number(s) for the Property as set out in the Preliminary
Strata Plans may be changed upon verification of the strata lot number(s) by the Seller's surveyor and
the Land Title Office.

Page 1 of 13 Initial Hare
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Purchase Price:
Initial Deposit:

Second Deposit:
Third Deposit:

Fourth Deposit:

Taxes:

Parking:

SL Unit

$ , Plus all applicable taxes (see below);

$20,000.00, payable by the Buyer upon acceptance of this Offer by the Seller on
the Acceptance Date.

$ . being an amount which, when added to the Initial
Deposit, is equal to TEN PERCENT (10%) of the Purchase Price, payable by the
Buyer within seven (7) days after the Acceptance Date.

$ , being an amount equal to TEN PERCENT (10%)
of the Purchase Price, payable on the 180" day after the Acceptance Date.

$ , being an amount equal to FIVE PERCENT (5%)
of the Purchase Price, payable on the 270% after_ac nce of th
Acceptance Date.

The Initial Deposit, Second Deposit, the Third Deposit, and the Fourth Deposit
are collectively referred to as the “Deposit” and any one of them is referred to as
a “Deposit installment”.

For further clarity, the total amount of the Deposit (being the total amount of all of
the Deposit Installments, is TWENTY FIVE PERCENT (25%) of the Purchase
Price.

As of April 1, 2013, the Province of British Columbia transitioned to a Goods and
Services Tax ("GST"), transitional tax ("Transitional Tax") and Provincial Sales
Tax ("PST") regime. Any one of or a combination of GST, PST and Transitional
Tax may apply to the sale of the Property.

For greater certainty, the parties acknowledge and confirm that the Purchase
Price does not include GST, PST or Transitional Tax or any other applicable
government tax as enacted or implemented on the Completion Date, and such
taxes will be payable by the Buyer in addition to the Purchase Price. .

The Purchase Price shall not include any parking rights.

The Buyer acknowledges that the Seller has advised the Buyer that:

(@)  Part 2 of the Real Estate Development Marketing Act, British Columbia (the "Act’) does
not apply to the marketing of the Property,

(b) therights and protections of the Act are not available to the Buyer, and

© the Seller is not required to provide to the Buyer a disclosure statement
regarding the Building or Development,

The Buyer confirms that this information has been drawn to the attention of the Buyer and the Buyer
confirms this fact by executing this Contract. The Buyer acknowledges and agrees that this Contract
has been prepared in English.

THE BUYER HEREBY OFFERS to purchase the Property for the Purchase Price on the terms and
conditions contained in this Contract,

{096122-01576578.2)
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SL Unit

Offer.
The Buyer's offer herein is open for acceptance by the Seller until
(the “Acceptance Deadline’) and upon acceptance by the Seller (by the Seller signing below), will
form a binding Contract. This Contract may be executed, accepted and delivered in counterparts and
by telecopy or email, which counterparts and telecopied or electronic documents shall together
constitute one and the same Contract.

Signed:

Witness Name: Buyer's Name:

Witness Name: Buyer's Name:

OR
(insert name of corporate purchaser)

Per:

Authorized Signatory

Acceptance.

International Trade Center Properties Ltd. hereby accepts the Buyer's offer herein and agrees to sell the
Property to the Buyer in accordance with this Contract.

DATED: , 20__ (the “Acceptance Date”).

INTERNATIONAL TRADE CENTER PROPERTIES LTD.

Per:

Authorized Signatory

The terms and conditions attached hereto are part of this Contract.

No representations, warranties, terms and conditions made by any person or agent not contained herein
shall be binding upon the Seller.

Page 3 of 13 taitia) Horo
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SL Unit

Re: Contract of Purchase and Sale (the “Contract”) made between International Trade Center
Properties Ltd. as Seller and as Buyer, for Purchase of
Proposed unit # (proposed strata lot # ) to be located in proposed air space
parcel 4[] or 5 [] (check applicable box) to be constructed on the lands with a current civic
address of 8411 Bridgeport Road, 8477 Bridgeport Road, 8499 Bridgeport Road and 8400 West Road
(formerly known as 8451 Bridgeport Road), Richmond, British Columbia

The following terms and conditions form part of the Contract between the Seller and the Buyer:

1. DEFINITIONS

Any capitalized word or term not otherwise defined herein shall have the meaning given thereto in the
Contract.

2, DEPOSIT
(a) ANl Deposit Instaliments shall be paid by the Buyer by way of a certified cheque or bank draft.

(b) Al Deposit Installments shall be payable to Pryke Lambert Leathley Russell LLP, Barristers and
Sclicitors, in trust.

(©) No interest shall be payable to the Buyer in respect of the Deposit or any portion thereof.

(d) The Deposit and each Deposit Instaliment shall be non-refundable unless the Seller defaults in its
cbligation to complete the conveyance of the Property to the Buyer on the Completion Date, in
which case, the Deposit shall be refunded to the Buyer without interest, as the Buyer's sole and
exclusive remedy, and the Buyer shall have no further claim against the Seller.

(e) if the Buyer does not pay when due any Deposit Instaliment required to be made hereunder, or
defaults in any of the Buyer's obligations hereunder, then the Seller shall have the right, at its
option, by written notice to the Buyer, to terminate this Contract. In such event, the amount of the
Deposit paid or payable by the Buyer shall be absolutely forfeited to the Seller as liquidated
damages as the Seller's sole remedy in respect of such default by the Buyer. The parties hereby
agree that such amount constitutes a genuine pre-estimate of the Seller's agreed damages as a
result of such default by the Buyer and that such forfeiture shall not censtitute a penalty and is not
excessive, punitive, or unconscionable in the circumstances.

® The Seller shall be entitled to claim against the Buyer for any unpaid portion of the Deposit that is
due and payable. The Buyer acknowledges that other than such right of the Seller to claim
‘against the Buyer for any unpaid portion of the Deposit, the Seller has agreed to forego its other
remedies against the Buyer, including the right to sue for specific performance and damages in
lieu thereof, in consideration, inter alia, of the Buyer agreeing to the forfeiture of the Deposit as
liquidated damages in the event of such default by the Buyer.

(g) The Buyer acknowledges and agrees that Seller shall be permitted to use the Deposit for the
Seller's own purposes as set out in Section 3 below.

(h)  The Deposit paid by the Buyer shall be applied toward payment of the Purchase Price on the
Completion Date.

3. USE OF DEPOSIT BY THE SELLER FOR SELLER'S PURPOSE

(a)  The Seller, as developer of the Building in which the Property is located, may at the Seller's sole
discretion, at any time, use the Deposit (or any portion thereof) for the Seller's own purposes,
meaning purposes related to the Development, including, without limitation, the construction of the
strata lots and common property in the Building and the marketing of the strata lots in the Building.
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The parties and Pryke Lambert Leathley Russell LLP or any other trustee who is holding the
Deposit (the “Deposit Trustee®) acknowledge that upon the Deposit Trustee's receipt of the
Seller's written notice, the Deposit Trustee who is holding the Deposit (or portion thereof paid)
must release the Deposit (or any portion thereof paid to the Deposit Trustee) to the Seller, who
must use it for the Seller's own purposes as aforesaid.

For further clarity:

(i) the parties authorize and direct the Deposit Trustee who is holding the Deposit, to release
the Deposit (or the portion thereof paid) to the Seller, from time to time, as the Seller may
direct pursuant to the terms of this Section 3; and

(ii)  inthe event that the Deposit (or any portion thereof) is released to the Seller, the amount
of the Deposit will still be applied towards the Buyer's payment of the Purchase Price on
the Completion Date,

COMPLETION DATE

The completion date (the “Completion Date") for the purchase and sale of the Property will be a
date specified by the Seller in writing, which date shall be at least TEN {10) business days after
the Buyer receives notice from the Seller that:

(i) a certificate of occupancy has been issued by the City of Richmond (the “City™) for the
Property; and

(ii)  the strata plan (the “Strata Plan") for the strata lots comprising the Property has been
registered in the Land Titfe Office.

The Seller estimates that the Completion Date will occur on or about March 30, 2018. However,
this estimated date for completion may be extended by the Seller, provided that the Seller is
continuing with the construction of the Building. The Buyer acknowledges that this date is only an
estimate and that third parties or factors outside of the Seller's control may delay the construction
and completion of the Building.

The Completion Date will not be later than December 30, 2019 (the “Outside Completion Date"),
except in the event where construction is delayed by an event beyond the reasonable control of
the Seller, including but not limited to labour disruption, inability to obtain materials, laws and
regulations of governmental authorities, fire, earthquake, explosion, act of God, or any other event
beyond the reasonable control of the Seller, in which case the Seller may extend the Outside
Completion Date for a period not in excess of six (6) months, upon giving the Buyer written notice

. thereof, not less than sixty (60) days prior to the Outside Completion Date.

The notice of the Completion Date will be delivered by the Seller or the solicitors acting on behalf
of the Seller (the “Seller’s Solicitors”) to the Buyer or to the solicitor or notary public acting on
behalf of the Buyer (the “Buyer’s Solicitors™),

The Buyer acknowledges that the Seller may rely upon a temporary, conditional or final certificate
of occupancy issued by the City in respect of the strata lots comprising the Property.

Whether the Property is ready to be occupied will refer to the strata lots comprising the Property
only and not to any other strata lot or common property within the Building.

ADJUSTMENT DATE

All adjustments relating to the purchase of the Property with respect to taxes, utilities and other
items normally adjusted between a seller and a buyer will be made on the Completion Date.

If the amount of any such taxes, utilities or other items have been levied in respect of the Lands
prior to the registration of the Air Space Plan or the Strata Plan, the portion thereof allocated to the
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Air Space Parcel will be allocated to the strata lots comprising the Property in the proportion that
the unit entittement of the strata lots comprising the Property bears to the aggregate of the unit
entitlement for all strata lots in the Building.

OCCUPANCY DATE

The Buyer will have occupancy of the Property two (2) days after the Completion Date provided that the
Buyer has paid the Purchase Price and is not in default of any of the terms and conditions contained in this
Contract.
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CONSTRUCTION

The Seller will cause the Building and the Property to be constructed substantially in accordance
with the plans and specifications approved for the building permit for the Building by the City,
together with any changes approved by the City from time to time.

The Buyer acknowledges that

(i) the Seller may, in its discretion, or as required by any governmental authority, make
modifications in size, features, design, layout and window area and location in the Building
or the Property and may use materials other than as described in the plans and
specifications as they existed at the time the Buyer entered into this Contract, if they are
reasonably similar or better in quality to that which is described.

(ii)  the Seller may, in its discretion, change, reconfigure, vary or modify the plans and
specifications pertaining to the Property or the Building (including architectural, structural,
engineering, landscaping, grading, mechanical, site service or other plans) from the plans
and specification existing at inception of the Development or as they exist at the time the
Buyer entered into this Contract, or as same may be illustrated on any sales brochures,
videos, promotional materials, models in the sales office or otherwise.

The Buyer shall have no claim or cause of action against the Seller for any such changes,
variances, reconfiguration or modifications as set out in this Section 7 nor shall the Buyer be
entitled to notice thereof except as set out in Section 10 below.

COMMON PROPERTY
The Seller shall complete the common property in the Building as soon as reasonably practicable.

However, the failure of the Seller to complete the common property shall in no event entitle the
Buyer to refuse to take possession of the Property and/or to close the transaction on the
Completion Date or to fail to remit to the Seller the Purchase Price required to be paid by the
Buyer hereunder, or to maintain any holdback of any part of the Purchase Price.

WARRANTIES

The Buyer acknowledges and agrees that the only warranty given with respect to any aspect of
the construction of the Property or the common property in the Building is the warranty set out in
Exhibit H of the Information Statement.

It is agreed and understood that there is no representation, warranty, collateral-term or condition
affecting this Contract or the Property, or for which the Seller can be held responsible in any way,
whether contained in any sales material, brochures or videos or alleged against any sales
representative or agent, other than as expressly set out in the Information Statement.

PROPERTY AREA

The Purchase Price set forth for the Property is based on the Estimated Size of the Property as
set out on page 1 of the Contract (‘Estimated Size °).
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In and only in the event the actual area of the Property differs by FIVE PERCENT (5%) or more of
the Estimated Size (the “Varlance”), the Purchase Price will be adjusted by the Adjustment Factor
(as hereinafter defined) times the number of square feet equal to that part of the Variance which is
more than FIVE PERCENT (5%) different than the Estimated Size.

In this Section 10, the Adjustment Factor means the price per square foot determined by dividing
the Purchase Price by the Estimated Size.

In the event the actual square footage of the Property increases or decreases by less than FIVE
PERCENT (5%) of the Estimated Size, there shall be no adjustment to the Purchase Price.

The actual area of the Property shall be conclusively determined by the final strata plan filed in the
Land Title Office and shall include the area of any interior columns and any protrusions of vents or
ducts into the Property.

BUYER'S PREMISES [MPROVEMENTS

The Buyer acknowledges that the Property shell will be completed by the Seller only in
accordance with the Seller's standard building package.

Once the Buyer becomes the registered owner of the Property it shall be the Buyer's responsibility
to complete the Buyer's own improvements to the Property.

The Buyer agrees to install any improvements or alterations, which are not being installed by the
Seller pursuant to its plans, which the Buyer desires to make on the Property (the “Premises
Improvements”) subject to obtaining all necessary approvals from the City and strictly in
accordance with all applicable laws, bylaws, building codes and the Bylaws and consent of the
Strata Corporation.

USE OF PROPERTY

The Buyer acknowledges that the Bylaws of the Strata Corporation will contain certain restrictions
on the use of strata lots in the Building including the Property. The Buyer acknowledges that use
restrictions are essential to the successful operation of the Building. Accordingly, the Buyer
covenants and agrees to observe and comply with the use restrictions as set out in the Bylaws of
the Strata Corporation.

The Buyer acknowledges that the Buyer is responsible for confirming that the Buyer's proposed
use of the Property is in accordance with all applicable bylaws and reguletions of all governmental

authorities having jurisdiction in respect of the Property. In particular, the Buyer shall be

responsible for confirming that all services and parking requirements for the Buyer’s business are
made available to the Property, and shall be responsible for obtaining a business license in
respect of the Buyers proposed business from the City and the Seller shall not have any
obligations or liabilities of any kind whatsoever to the Buyer in the event that the Buyer is unable to
obtain a business license for the Buyer's proposed business at the Property.

PROPERTY INSPECTION

If requested by the Buyer in writing, the Buyer will be entitied to inspect the Property with a
representative of the Seller at a reasonable time prior to the Completion Date as determined by
the Seller in its sole discretion, acting reasonably.

At such time, the parties will prepare and sign a conclusive list of any defects and deficiencies (the
“Deficiencies”) and will determine the date following the Completion Date by which corrections
are to occeur.
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The Seller will promptly repair or remedy the Deficiencies by the date stated for completion thereof
in such list and the Buyer will not be entitled to hold back any portion of the Purchase Price in
respect of the Deficiencies.

in the event of any dispute, a decision by the Seller's architect will be final and binding on the
parties.

In all other respects, the Buyer will be deemed to have accepted the physical condition of the
Property. For further clarity, the Buyer shall be deemed to have accepted the physical condition of
the Property if the Buyer fails to inspect the Property or fails to sign the list of defects and
deficiencies.

The Buyer acknowledges that except for the inspection set out in Section 13(a) above, the Buyer
shall not be allowed access to the Property or the Building prior to the Possession Date, without
the prior written authorization of the Seller.

BUILDERS' LIEN HOLDBACK

That portion of the Purchase Price required by the Strata Property Act to be held back by the
Buyer in respect of Builders' Lien claims (the “Lien Holdback") shall be paid to the Seller's
Solicitors on the Completion Date.

The Lien Holdback shall be held in trust solely in respect of lien claims registered in the Land Title
Office against the Property in connection with work authorized by the Seller.

The Seller’s Solicitors are authorized to pay to the Seller the Lien Holdback on the earlier of:

()  the fifty-sixth (56 day after the Property is conveyed to the Buyer on the Completion
Date; or

(i)  the date on which the time for filing a claim of lien under the Builder Lien Act expires,

less the amount of any Builders Lien claims filed against the Property of which the Buyer or the
Buyer's Solicitors notifies the Seller's Salicitors in writing by 3:00 p.m. on that day.

There shall be no Lien Holdback where Completion accurs more than fifty-six (56) days after the
date of an Occupancy Permit being issued.

MARKETING

The Buyer shall not impede or interfere with the Seller's completion of construction of other strata

lots, the common property, the Building or any.other, part of the Development.

The Buyer acknowledges that the Seller may retain strata lots in the Building for use as sales and
administration offices and display suites for marketing or otherwise.

The Buyer will permit and, to the extent that the Buyer is able to do so, will cause the Strata
Corporation for the Building to permit the Seller to install signs on the common property, including
the exterior of the Building, to market the strata lots and to carry out promctions on the common
property.

The Buyer consents to the use of the common property and the sales and administration offices
and display suites for marketing the strata lots and shall not revoke the Buyer’s consent for so long
as the Seller is the owner of any strata lots in the Building.

COMPLETION

The Buyer's Solicitors will prepare and deliver to the Seller's Solicitors the required Form A
Freehold Transfer (the “Transfer”) and Statement of Adjustments at least five (5) days prior to the
Completion Date.
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®) The Seller will not be required to execute or deliver any other agreements, transfer documents,
certificates, resolutions, statutory declarations, notes to the Statements of Adjustments, or
assurances whatsoever.

(c)  Foliowing the delivery of the Transfer and the Statement of Adjustments to the Seller, the Seller
will execute and deliver to the Buyer's Solicitors the Transfer and the Statement of Adjustments on
the undertaking of the Buyer's Solicitors to pay and defiver to the Seller's Solicitors the balance of
the adjusted Purchase Price by way of a certified cheque or bank draft or solicitor's trust cheque
on the Completion Date forthwith upon receipt of a satisfactory post-registration Land Title Office
index search in accordance with this Contract or to return such documents unregistered.

17.  SELLER'S FINANCING

(a) The Buyer acknowledges and agrees that the transfer of title to the Buyer on the Completion Date
may be subject to the Seller's financing for the Building and any claims of builders' liens or
judgments (*Seller’s Encumbrances”), provided that the Seller's Solicitors undertake to clear title
to the Property of the Seller's Encumbrances within a reascnable time after receiving the balance
of the adjusted Purchase Price payable to the Seller on closing.

(b)  The Buyer agrees that

) the Seller may use the Purchase Price proceeds for discharging such Seller's
Encumbrances; and

(ii) the Sellers financing may remain as a charge or encumbrance against the common
property in the Building until the Seller has completed the sale of the remaining strata lots
in the Building, whereupon the Seller agrees that such financing will be discharged entirely
from such common property.

18.  BUYER'S FINANCING

If the Buyer is relying upon a new morigage 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 the new mortgage documents have been lodged for registration in the appropriate
Land Title Office, but only if, before such lodging, the Buyer has:

€)) made available for tender to the Seller that portion of the Purchase Price not secured by the new
mortgage;

(b) fultc‘l'lled all the new mortgagee's conditions for funding except lodging the mortgage for registration;
. an . . . . . . . . : . .

(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.

19. BYLAWS

The Buyer acknowledges that the Bylaws of the Strata Corporation will contain provisions regarding the
use of the Property and the Buyer acknowledges and agrees that it will be bound to observe and comply
with such Bylaws as registered by the Seller by way of a Form Y Developer's Notice of Different By-Laws
or as varied by the Strata Corporation at a duly called meeting of the owners of strata lots in the Building.

20. COSTS/ GST/TRANSITIONAL TAX/PST

(a) The Buyer will pay all then applicable taxes (including the full amount of any property transfer tax
and GST, Transitional Tax and PST whichever are applicable), costs and expenses in connection

Inttial Haro

Page 9 of 13
{096122.01576578.2) |_Buyer | Buyer | Seller |

e



SL Unit

with the completion of the sale and purchase of the Property other than the costs of the Seller
incurred in clearing the title to the Property of Seller Encumbrances.

) Iif, on the Completion Date, the Buyer is a GST Registrant under the applicable statute, the Buyer
hereby agrees to indemnify and save harmless the Seller from and against all claims which may
be made by the Canada Revenue Agency or applicable government agency responsible for GST
by reason of the Buyer not self-assessing and remitting the applicable GST and the Seller not
collecting applicable GST from the Buyer in respect of the sale of the Property to the Buyer.

21. RISK

The Property will be at the Seller's risk until 12:01 a.m. on the Completion Date and thereafter at the
Buyer's risk.

22. TIME

Time will be of the essence of this Contract and will remain of the essence notwithstanding the extension
of any of the dates herein,

23.  ASSIGNMENT

(@)  The Buyer may not directly or indirectly assign the Buyer's interest in this Contract or direct the
Seller to transfer title to the Property to any third party without the prior written consent of the
Seller, such consent not to be unreasonably withheld provided that the Buyer gives the Seller not
less than TEN (10) days written notice of such assignment,

(b)  Such assignment will not release or discharge the Buyer from any of the Buyer's duties or
obligations under this Contract.

(c) In the event of any assignment of this Contract, the Buyer will pay to the Seller an assignment fee
equal to TWO PERCENT (2%) of the Purchase Price or Assignment Price, whichever is greater,
plus any as then applicable GST, Transitional Tax and/or PST, prior to completion of the purchase
and sale of the Property unless such assignment is to a spouse, child, grandchild, parent,
grandparent or sibling of the Buyer or a company owned or controlled by the Buyer and the Buyer
provides the Seller with evidence of such relationship or share ownership satisfactory to the Seller
not less than ten (10) business days prior to the Completion Date.

(d)  The Buyer agrees that it will not list or cause to bs listed in any MLS or multiple listing service the
sale or assignment of the Buyer's interest in this Contract or in the Property without the prior

. written consent of the Seller, such consent which.may be withheld in the Seller's sole and absolute .

discretion. Without limiting the foregoing the Buyer acknowledges that there shall be no right to
assign prior to the Seller selling all the strata lots in the Building.

(e) In the event of the transfer by the Seller of the Building or a portion thereof containing the
Property, and to the extent that such transferee has assumed the covenants and cobligations of the
Seller hereunder, the Seller shall, without further written agreement, be freed and relieved of
liability under such covenants and obligations.

24. REPRESENTATIONS OF THE SELLE

The Seller hereby represents and warrants that:

(@) t-’t_ie Seller is a resident of Canada for the purposes of the Income Tax Act (Canada) and Excise
ax Act,

(b) the Property will be subject to the Seller's construction warranty, if applicable, contained in Exhibit
H attached to the Information Statement;
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on the Completion Date, the Seller will transfer, or cause to be transferred, good and marketable
title to the Property to the Buyer, subject only to those non-financial encumbrances_ currently
registered against the title to the Lands and those non-financial encumbrances required to be
registered against the title to the Lands by the City in conjunction with the Development; and

the representations and warranties contained herein will survive completion and the conveyance
of the Property to the Buyer.

ENTIRE AGREEMENT

This Contract is the entire agreement between the parties and there are no other representations,
warranties, conditions or collateral agreements, express or implied, written or oral, whether made
by the Seller, any agent, employee or representative of the Seller or any other person including,
without limitation, arising out of any marketing material including sales brochures, models,
representative view sets, show room displays, photographs, videos, illustrations, renderings,
revenue projections or pro-forma statements provided to the Buyer or made available for his
viewing, other than those contained herein.

Upon acceptance by the Seller, this Contract shall form a binding agreement subject only to the
terms and conditions contained in this Contract.

No maodification of this Contract shall be valid unless made in writing and signed by the parties
hereto.

INTERPRETATION

This Contract will be governed by and construed in accordance with the laws of British Columbia,
Canada.

The Buyer hereby attorns to the Jurisdiction of the Courts of British Columbia, Canada with respect
to all matters relating to and arising out of this Contract.

All money or funds referred to herein shall be in Canadian funds.

If the Buyer is comprised of more than one persen, the covenants and obligations of all persons
comprising the Buyer are joint and several.

CONTRACTUAL RIGHTS ONLY

This Contract creates contractual rights only and not any interest in land and accordingly, the Buyer
- acknowledges and agrees that the Buyer shall not be entitled to file and shall' not fite in the Land Title
Office any certificate of pending litigation, caveat or any similar notice, claim or encumbrance against the
Property or the Building or any part thereof,

28.
(a)

®
©
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NOTICES

Any notice to be given to the Buyer will be well and sufficiently given if deposited in any postal
receptacle in Canada addressed to the Buyer and sent by postage prepaid or delivered by hand or
transmitted by telecopy or electronic mail to the Buyer at the address, facsimile number or email
address set out above or to the Buyer's Solicitors at their office and shall be deemed to have been
received if delivered or transmitted, when delivered or transmitted and if mailed, on the second
business day (exclusive of Saturdays, Sundays and statutory helidays) after such mailing.

The Buyer shall notify the Seller directly as soon as possible of any changes to the Buyer's contact
information. :

The Buyer shall notify the Seller or the Seller's agents in writing with the name and address of the
Buyer's Solicitors who will represent the Buyer in this purchase.
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29. PERSONAL INFORMATION

(@) The Buyer hereby consents to the collection, use and disclosure by the Seller and its agents and
salespersons of personal information about the Buyer for all purposes consistent with the
transaction contemplated herein, and/or for the Seller’s present or future marketing purposes.

(b) The Buyer hereby waives any requirement by the Seller to obtain its consent or provide notice
prior to disclosure of any such personal information pursuant to the Personal Information
Protection Act (B.C.), or the Personal Information Protection and Electronic Documents Act
(Canada), as amended, or any such successor or similar legislation.

30. ENUREMENT

The Contract shall enure to the benefit of and be binding upon the parties hereto and their respective
personal representatives, successors, assigns and permitted assigns of the Buyer.

Page 12 of 13
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INTERNATIONAL TRADE CENTER - COMMERCIAL DEVELOPMENT
ADDENDUM # . to CONTRACT OF PURCHASE AND SALE

RE: Proposed unit # , also known as proposed strata lot # _ , Within the
strata plan to be created within the proposed air space parcel 4 O or 5 [ (check applicable box) {the
“Alr Space Parcel’) which will form a part of the proposed development to be known as the International
Trade Center (the “Development’) to be constructed on the lands with a current civic address of 8411
Bridgeport Road, 8477 Bridgeport Road, 8499 Bridgeport Road and 8400 West Road (formerly known as
8451 Bridgeport Road), Richmond, British Columbia, and a current legal description as follows: Parcel
Identifier. 029-611-598, Lot 1 Section 21 Block 5 North Range 6 West New Westminster District Plan EPP
37734 (the “Lands”)

Further to the Contract of Purchase and Sale dated made between International
Trade Center Properties Ltd. as Seller (the “Seller") and
as Buyer (the "Buyer”), the parties agree as follows:

All other terms and conditions in the said Contract of Purchase and Sale remain the same and in full force
and effect and time remains of the essence.

DATED at Richmond, British Columbia this day of .20 .
Signed:
Witness Name: . . . BuyersName:
Witness Name: Buyer's Name:
OR
Name and Signature of Corporate Buyer: Seller:
INTERNATIONAL TRADE CENTER
PROPERTIES LTD.
Per: Per:
Authorized Signatory Authorized Signatory
Initial Hero
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Exhibit "H" INTERNATIONAL TRADE CENTER — CONSTRUCTION WARRANTY

L. International Trade Center Properties Ltd. (the "Developer”) warrants that:

(a)

the Strata Lot will be substantially constructed in accordance with the plans
approved by the City of Richmond; and

(b) it will repair defects in workmanship or materials and major structural defects in the
construction of the Strata Lot or the common property of the Development which
become manifest during the one year period commencing on the date of substantial
completion as determined by the architect for the building of which the Strata Lot
forms a part.

2. It is acknowledged that the following items shall not be considered defects in workmanship
and materials:

(@  defects in materials, design and workmanship supplied by the Purchaser;

(b)  normal cracks in plaster, paint, drywall, masonry, stucco and concrete and normal
shrinkage or warpage of materials;

(¢)  defects arising from normal wear and tear or improper or inadequate maintenance
by the Purchaser including damage caused by or resulting from dampness or
condensation due to failure of the Purchaser to maintain adequate hear and/or
ventilation in the Strata Lot;

(d)  defects in workmanship or materials in alterations or repairs made by the Purchaser
and defects in workmanship or materials arising from such alterations made by the
Purchaser;

(e)  patent defects or other surface imperfections;

® damage or defects arising on account of third party action;

(g)  damage or defects resulting from any acts of God including earthquake, fire, flood
and unusually severe weather conditions such as tornadoes, hurricanes, uncommon
cold, heat, rain, snow, hail and wind;

(h)  damage or defects caused directly, or indirectly, by environmental contamination;

(i) damage or defects covered by insurance, or that normally would be covered by
insurance, carried by the Purchaser or by the strata corporation that the Strata Lot is
part of;

()] defects in any item specifically agreed between the Developer and the Purchaser as
excluded from this Construction Warranty;

(k)  matters of contract between the Developer and Purchaser not otherwise covered by
this Construction Warranty; and

()] materials, services, equipment or products that have been placed in, or attached to,

{096122-01576571.2)

the Strata lot afler the earlier of the date of occupancy of the Strata Lot by the
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Purchaser and the date a transfer of title to the Purchaser is filed in the appropriate
Land Title Office.

3. The Developer hereby assigns to the purchaser any and all manufacturer’s warranties on any

appliances and furnishings included in the purchase price of the strata lot (if any), to the extent such
assignment is permitted under such warranties.
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Exhibit "I" Strata Corporation Bylaws
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BYLAWS OF COMMERCIAL STRATA CORPORATION FOR STRATA PLAN ¢

€, Richmond, BC ¢

1.

O)
@

€))

)

@

M

@

3)

)

@)

Part1l. Interpretation

Definitions

“Owner” means an owner of one or more strata lots within Strata Plan 9.

“Occupants” means the tenants and other occupants of an Owner’s strata lot whom the
Owner has allowed to occupy the Owner’s strata lot.

“Invitees” means the customers, employees, contractors, visitors and other invitees
whom an Owner has allowed to enter the Owner’s strata lot, or whom the Owner’s
Occupants have allowed to enter the Owner’s strata lot.

Owner responsible for Occupants and Invitees

Wherever an Owner is responsible for any obligations under these bylaws, the Owner
shall also be responsible for ensuring that the Owner’s Occupants and Invitees comply
with such obligations.

Each Owner is responsible for ensuring that the Owner, as well as the Owner’s
Occupants and Invitees comply with these bylaws, and the rules and regulations
established by the strata corporation from time to time.

Part2. Duties of Owners and Occupants

Inform strata corporation

Within two (2) weeks of becoming an Owner, an Owner must inform the strata council
or the strita council’s designated agent of the Owner’s name, strata lot number, and
contact information, including any mailing address outside the strata plan.

An Owner must notify the strata council or the strata council’s designated agent of the
names and contact information of any tenant of the Owner’s strata lot within two (2)
weeks after leasing the strata lot to the new tenant.

On request by the strata council, a tenant or other Occupant must inform the strata
council of his or her name and contact information.

Payment of strata fees

An Owner must pay strata fees to the strata corporation on or before the first day of the
month to which the strata fees relate. The strata fees will be made up of the fees owing
to the strata corporation as set out in the approved budget.

An Owner must pay any special levies as they are assessed by the strata corporation.

{096122-01093681.2)
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(3) [fan Owner is late in paying his or her strata fees or special levies, the Owner must pay
to the strata corporation interest on the late payment in the amount o.f ten percent (10%)
per annum compounded annually, and allocated on a monthly basis con}menc.mg.tl!e
date the payment was due and continuing until the last day of the month in which it is

paid.

S. Repair and maintenance of property by Owner

(1) An Owner must repair and maintain the Owner’s strata lot, except for repair and
maintenance that is the responsibility of the strata corporation under these bylaws.

(2) An Owner who has the use of limited common property must repair and maintain it,
except for repair and maintenance that is the responsibility of the strata corporation
under these bylaws.

(3) An Owner shall be responsible for the deductibles applicable under the strata
corporation’s insurance policy where the damage to be repaired covered by the
insurance policy is caused by the act or omission of the Owner, or the Owner’s
Occupants or Invitees.

6. Damage

(1)  An Owner, and the Owner’s Occupants and Invitees must not cause damage, other than
reasonable wear and tear, to the common property, common assets or those parts of a
strata lot or limited common property which the strata corporation must repair and
maintain under these bylaws or insure under the Strata Property Act, as amended (the
“Act”).

(2) An Owner is fully responsible for any damage caused to the common property, limited
common property or strata lot resulting from the acts or omissions of the Owner or the
Owner’s Occupants or Invitees.

(3) Each Owner hereby indemnifies and saves harmless the strata corporation from any
costs or expenses incurred by the strata corporation for the maintenance, repair or
replacement of any property necessitated by the neglect or carelessness of that Owner,
or that Owner’s Occupants or Invitees.

7. Claims on Insurance Polices

(1)  An Owner, or the Owner’s Occupants must not do, or omit to do, whether deliberately
or accidentally, any act which would result in a claim being made on the insurance
policy of the strata corporation.

8. Use of property

(1) An Owner and the Owner’s Occupants and Invitees must not use a strata lot, the
common property, limited common property or common assets in a way that:

(@) causes a nuisance, disturbance or hazard to another person,
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causes unreasonable or repetitive noise or damage,

unreasonably interferes with the rights of other persons to use and enjoy the
common property, common assets or another strata lot,

is illegal or otherwise injurious to the reputation of the strata corporation; or

is contrary to a purpose for which the strata lot, limited common property or
common property is intended as shown expressly or by necessary implication on
or by the strata plan or as specified in the bylaws, or rules and regulations.

(2) Without limiting the generality of the foregoing, an Owner and the Owner’s Occupants

and Invitees shall not:

@

(b)

()

(d)

(e)

®

(8)

(G))

0]

®
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make, cause or produce undue noise, smell, vibration or glare in or about any
strata lot, limited common property or common property or to do anything which
will interfere unreasonably with any other owner or occupant;

use any musical instrument, amplifier, sound reproduction equipment or other
device within or about any strata lot or, the common property or any limited
common property such that it causes a disturbance or interferes with the comfort
of any other owner or occupant;

obstruct or use the entrances, exits, sidewalks, walkways, passages, stairways and
driveways of the common property for any purpose other than ingress or egress
from the strata lots or any parking areas within the common property of the strata
plan;

leave or store on the common property or any limited common property, any
shopping cart or any other item designated from time to time by the strata council,
except in accordance with the rules and regulations and in those areas and on
terms specifically approved in writing by the strata council;

store any hazardous or flammable substances on the common property .or limited

common property;

do anything that will increase the risk of fire or the rate of insurance on the
building or any part thereof:

permit a condition to exist within his or her strata lot which will result in the
Wwaste or excessive consumption of the building’s water supply or heated water;

allow his or her strata lot or limited common property to become unsanitary or a
source of odour;

shake rugs, carpets, mops or dusters of any kind from any balcony, window,
stairway or other part of a strata lot, limited common property or common

property;
feed pigeons, gulls or other birds, squirrels, rodents or other animals from the

strata lot or anywhere on or in close proximity to the common property or any
limited common property;

12



9.

)

@

(€)

@

-4-

(k) hang or display any laundry, washing, clothing, bedding or other articles from
windows, balconies or other parts of the building so that they are visible from the
outside of the building;

()  use or install in or about the strata lot any shades, awnings, window or balc.:ony
guards or screens, ventilators, supplementary heating or air conditioning devices,
except those installations approved in writing by the strata council;

(m) post pictures, notices, advertisements, signs, etc. on the common property except
in those areas previously approved by and on terms acceptable to the strata
council;

(n) erect on or fasten to the strata lot, the common property or any limited common
property any television or radio antenna or similar structure or appurtenance
thereto;

(o) allow or leave any entrance doors to the common property or strata lot open or
unsecured, except as is necessary to conduct business from the strata lot;

(p) give any keys, combinations, security cards or other means of access to the
building, the Parking Facilities or common areas to any person other than an
employee, contractor, occupant or guest of the strata lot permitted by these
bylaws; and

(q) use strata lots for sleeping apartments or residential purposes.

Use of common property or limited common property

Outdoor areas surrounding a strata lot must always be kept in a neat, safe and
reasonable state.

An Owner and the Owner’s Occupants and Invitees shall not place planters or other
such items or equipment within any part of the limited common property designated on
‘the strata plan exclusivély for the use of such Owner unless, in the opinion of the strata
council, such planters, items or equipment are in keeping with the balance of the
development in terms of design, quality, proportion and colour. Any such planters,
items or equipment will be maintained in good and tidy condition on an ongoing basis
and the responsibility for such maintenance will be solely for the account of the Owner,
or that Owner’s Occupant who is entitled to the use of the limited common property on
which they are placed.

The hanging of or displaying of flags, bunting, or signs, or the storage of bicycles,
boxes or other loosely stored items, flammables, refuse, or other items not specifically
approved in writing by the strata council, is not permitted on common or limited
common property including any exterior area of the strata lot.

The displaying or use of seasonal lighting and decorations is permitted on limited
common property between December Ist and January 31st (or such other period
established by the strata council) if, in the discretion of the strata council, it is not
offensive and is kept in a neat, safe, and reasonable state.

{096122-01093681.2)

1%



-5.

(5) Seasonal lighting and decorations may be permitted on the common property at the
discretion of the strata council.

10.  Garbage disposal

(1)  An Owner or the Owner’s Occupants shall remove ordinary refuse and garbage ﬁ?m
his or her strata lot and deposit it in the containers provided by the strata corporation
for that purpose. All garbage will be bagged and tied or otherwise securely wrapped
before so depositing and the Owner or the Owner’s Occupants shall remove any
materials other than ordinary refuse and garbage from the strata plan property at his or
her expense.

(2) An Owner must not allow garbage, rubbish, dirt, dust, debris, boxes, packing cases and
other similar refuse to be thrown, piled, or stored in the strata lot or on common
property, or otherwise allow a strata lot to become unsanitary or untidy.

(3) Hazardous, toxic, bio-waste, and any manufacturing or industrial waste must not be
stored on the strata lot or common property and must be removed by the Owner and
not be left on, or disposed of on the common property.

(4) Any expenses incurred by the strata corporation to remove any refuse not properly
disposed of by an Owner or the Owner’s Occupant will be charged to that Owner's
strata lot.

11.  Bicycles

(1) Bicycles are not permitted in elevators, hallways or any other common areas. No
bicycles are to be kept on the balconies or patios; instead, they will be stored within the
designated areas for bicycle storage as may be prescribed by the strata council. All
bicycles must enter or exit the building by way of the vehicle entry to the parking
garage only.

12. Storage

(I) Owners and their Occupants and Invitees shall not use any part of the common
property (other than established storage rooms or lockers) for storage, without the
written consent of the strata council.

(2) Any Owner or any of the Owner’s Occupants or Invitees, that leaves any item
anywhere on or in the common property or on any limited common property does so at
his or her own risk, subject to any claim that may properly be made under any
insurance policy maintained by the strata corporation by anyone that is an insured
under the policy.

13.  Obtain approval before altering a strata lot

(1) An Owner must obtain the written approval of the strata council before making an
alteration to a strata lot that involves any of the following:

(@) the structure of a building;
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(b) the exterior of a building;
() chimneys, stairs, balconies or other things attached to the exterior of a building;

(d) doors, windows or skylights (including the casings, the frames and the sills of
such doors, windows and skylights) on the exterior of a building, or that front on
the common property (including, for example, adding security devices to the
entrance door to a strata lot);

(¢) fences, railings or similar structures that enclose a patio, balcony or yard;

() common property located within the boundaries of a strata lot, subject to bylaw

(8) parts of the strata lot which the strata corporation must insure under the Act
including, without limitation, fixtures installed by the Owner developer as part of
the original construction of a strata lot; and

(h) any part of the strata lot that involves modifications to the original ‘as built’
plumbing, electrical, structural, dividing walls, venting, fireplaces, etc., subject to
bylaw 17.

14.  Obtaining approval before altering common property

(1) An Owner must obtain the written approval of the strata corporation before making any
alteration to common property, including limited common property, or common assets,
subject to bylaw 17.

1S.  Conditions on approval to alterations

(1) As a condition of its approval to any alterations to be made by an Owner, the strata
council may require that the Owner agree, in writing, to reimburse the strata
corporation for any expense incurred or to take responsibility for any potential liability,
increased risk, or future expense relating to the alteration. The strata council may also-
require the Owner to provide evidence of appropriate insurance coverage relating to the
alteration.

(2) If the strata council approves a proposed alteration, the Owner must apply for any
required permits for such alteration at the Owner’s expense, and if required by the
strata council, professional, licensed and adequately insured workers must perform the
work.

16. Permitted Alterations

(1) Subject to bylaws 13, 14 and 15, an Owner of a strata lot shall have the right to
construct, install, move, alter or remove interior partitioning walls, doorways, fixtures
and equipment within his strata lot; provided that no structural elements of the building
are impaired and that the applicable building code and by-laws of the City of
Richmond are complied with.
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17.
M

18.

1)

@

@)

“@

®)

©

-7.

Plumbing - Permitted Access and Alterations to Common Property

If the owner developer provided plumbing services which the Owner can connect to in
order to supply and service facilities inside that owner’s strata lot (the “Plumbing
Services”), and such Plumbing Services are located in or part of the common property,
or if the Owner otherwise needs to access and alter the common property in order to
install the drains and connect to the Plumbing Services, then the Owner may access and
alter the common property and the Plumbing Services to the extent necessary to install
the drains and connect to the Plumbing Services; provided that:

(@) Before commencing the said installation and connection, the Owner shall provide
to the strata council the schedule, plans and specifications of the said installation
and connection;

(b) The Owner shall reimburse the strata corporation for any expense incurred or take
responsibility for any liability relating to the said installation and connection;

() The Owner shall maintain appropriate insurance coverage relating to the said
installation and connection and provide to the strata council proof of same upon
the strata council’s request; and

(d) The Owner shall obtain any required permits for the said installation and
connection at the Owner’s expense, and professional, licensed and adequately
insured workers must perform the said installation and connection in a good a
workmanlike manner, in accordance with all applicable bylaws, regulations and
codes.

Signage Criteria
This bylaw 18 is subject to bylaws 13, 14 and 15.

An Owner shall submit, or cause to be submitted, to the strata council for approval,
before fabrication, detailed drawings indicating_the location, size, layout, design and

colour of a proposed sign for a strata lot.

An Owner shall, at its expense, obtain the written approval of the strata council and all
required permits prior to the installation of a sign.

Signs are only permitted within the designated signage locations or other areas
specifically approved by the strata council.

If exterior building signage is permitted by the strata council, the exterior building
signage must not be offensive or obtrusive, or be in conflict with any building function,
feature, architectural or design detail, or actual or proposed awning.

An Owner shall not cause, or allow to be caused, any damage to the exterior or
structure of the building (including exterior wood beams or architectural elements), and
any wall penetrations must be promptly and professional ly repaired by the Owner.

{096122-01093681.2})
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Signage must be in accordance with the requirements and specifications established by
the strata council from time to time.

No signs may have visible moving parts, flashing or moving lights, lights of fluctuating
intensity, or be offensive or audible.

All lighting sources, conduits, transformers or related equipment for any signs must be
concealed from view.

(10) Signs shall be constructed, installed, maintained and insured by the Owner at its sole

cost, risk, and expense.

(11) Any non-conforming or unapproved signs will be removed or brought into

19.
1)

(2
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conformance at the sole cost, risk and expense of the Owner responsible for the
signage.
Permit entry to strata lot

An Owner or the Owner’s Occupants must allow a person authorized by the strata
corporation to enter the strata lot:

(@ in an emergency, without notice, to ensure safety or prevent significant loss or
damage, and

(b) atareasonable time, on forty-eight (48) hours written notice,

@) to inspect, repair or maintain common property, common assets and any
portions of a strata lot or limited common property that are the
responsibility of the strata corporation to repair and maintain under these
bylaws or insure under the Act, and

(i)  to ensure compliance with the Acf and these bylaws.

The notice referred to in Bylaw 19(1)(b) above must include the date and approximate
time of entry, and the reason for entry,

In exercising its rights under this bylaw, the strata corporation will not unreasonably
interfere with the operation of any occupant of a strata lot.

Pets

Owners shall not keep pets in their strata lots except with the prior written consent of
the strata council.

Where any pets are brought onto an Owner’s strata lot, the common property or any
limited common property by an Owner or the Owner’s Occupants or Invitees, the
Owner shall:

(@) be responsible for the pet’s behaviour;

{096122-01093681.2}
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ensure that all pets are leashed or otherwise secured when on the common
property or on land that is a common asset;

not permit the pet to urinate or defecate on the common property or on any
limited common property, and if any pet does urinate or defecate on the common
property or on any limited common property, the Owner or the Owner’s Occupant
or Invitee will immediately and completely remove all of the pet’s waste from the
common property or limited common property, as the case may be, and dispose of
it in a waste container or by some other sanitary means and if, in the reasonable
opinion of the strata corporation, any special cleaning is required as a result of the
pet urinating or defecating, the Owner or Occupant will pay all costs of such
special cleaning.

21. Compliance with Laws

(1) Owners shall, at their own expense, comply with all laws, by-laws, ordinances, zoning
requirements, requirements of the strata corporation’s insurers, and regulations and
directives of public authorities having jurisdiction over the lands within the strata plan
or the use or occupation thereof including, without limitation, any environmental,
police, or fire and health regulations and requirements.

Part3. Powers and Duties of Strata Corporation and Strata Council

22.  Repair and maintenance of property by strata corporation

The strata corporation must repair and maintain all of the following:

(1) common assets of the strata corporation;

(2) common property that has not been designated as limited common property;

-(3) limited common property but the duty to repair and maintain it is restricted to:

(2)

®)

{096122-01093681.2}

repair and maintenance that in the ordinary course of events occurs less often than
once a year, and

the following, no matter how often the repair or maintenance ordinarily occurs:
@) the structure of a building;
(ii)  the exterior of a building;

(iif)  chimneys, stairs, balconies and other things attached to the exterior of a
building;

(iv)  doors, windows and skylights (including the casings, the frames and the
sills of such doors, windows and skylights) on the exterior of a building or
that front on the common property (including, without limitation, the
entrance doors to strata lots);

136
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(v)  fences, railings and similar structures that enclose patios, balconies and
yards;

(4) astrata lot in a strata plan that is not a bare land strata plan, but the duty to repair and
maintain it is restricted to:

(a) the structure of a building,
(b) the exterior of a building,
(¢) chimneys, stairs, balconies and other things attached to the exterior of a building,

(d) doors, windows and skylights (including the casings, the frames and the sills of
such doors, windows and skylights) on the exterior of a building or that front on
the common property, and

(e) fences, railings and similar structures that enclose patios, balconies and yards.

23. Council size

The council must have at least @ three (3) / @ five (5) and not more than @ five (5) / ten (10)
members.

24.  Council members’ terms

(1)  The term of office of a council member ends at the end of the annual general meeting
at which the new council is elected.

(2) A person whose term as council member is ending is eligible for re-election.

25. Removing council member

(1) Unless all the Owners are on the council, the strata corporation may, by a resolution

- passed by a majority vote at an annual or special general meeting, remove one or more -

council members.

(2) After removing a council member, the strata corporation must hold an election at the
same annual or special general meeting to replace the council member for the
remainder of the term.

(3) No person may stand for council or continue to be on council with respect to a strata lot
if the strata corporation is entitled to register a lien against that strata lot under the Act,

26.  Replacing council member

(1) If a council member resigns or is unwilling or unable to act for a period of two (2) or
more months, the remaining members of the council may appoint a replacement
council member for the remainder of the term.

(2) A replacement council member may be appointed from any person eligible to sit on the
council.

{096122-01093681.2)
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(3) The council may appoint a council member under this Bylaw 26 even if the absence of
the member being replaced leaves the council without a quorum.

(4) Ifall the members of the council resign or are unwilling or unable to act for a period of
two (2) or more months, persons holding at least twenty-five percent (25%) of the
strata corporation’s votes may hold a special general meeting to elect a new council by
complying with the provisions of the Act, the regulations and the bylaws respecting the

calling and holding of meetings.

27. Officers

(1) At the first meeting of the council held after each annual general meeting of the strata
corporation, the council must elect, from among its members, a president, and may
elect a vice president, secretary and a treasurer.

(2) A person may hold more than one office at a time, other than the offices of president
and vice president.

(3) The vice president has the powers and duties of the president:
(a) while the president is absent or is unwilling or unable to act, or

(b) for the remainder of the president’s term if the president ceases to hold office.

(4) Ifan officer other than the president is unwilling or unable to act for a period of two (2)
or more months, the council members may appoint a replacement officer from among
themselves for the remainder of the term,

28.  Calling council meetings

(1) Any council member may call a council meeting by giving the other council members
at least one week’s notice of the meeting, specifying the reason for calling the meeting.

(2) The notice does not have to be in writing,

(3) A council meeting may be held on less than one week’s notice if
(8) all council members consent in advance of the meeting, or

(b) the meeting is required to deal with an emergency situation, and all council
members either

()  consent in advance of the meeting, or

(i)  are unavailable to provide consent after reasonable attempts to contact
them.

29.  Requisition of council hearing

(1) By application in writing, stating the reason for the request, an Owner or tenant may
request a hearing at a council meeting.

{096122-01093681.2)
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(2) If a hearing is requested under Bylaw 29(1), the council must hold a meeting to hear
the applicant within one (1) month of the request.

(3) If the purpose of the hearing is to seek a decision of the council, the council must give
the applicant a written decision within one week of the hearing.
30. Quorum of council

(1) A quorum of the council is a majority of the members in office.

(2) Council members must be present in person at the council meeting to be counted in
establishing quorum.

31.  Council meetings

(1) At the option of the council, council meetings may be held by electronic means, so
long as all council members and other participants can communicate with each other.

(2) If a council meeting is held by electronic means, council members are deemed to be
present in person.

(3) Owners may not attend council meetings as observers unless council, in its sole
discretion, agrees to permit members to attend.

(4) Despite Bylaw 31(3) above, no observers may attend those portions of council
meetings that deal with any of the following:

(@) bylaw contravention hearings;
(b) rental restriction bylaw exemption hearings;

(c) any other matters if the presence of observers would, in the council’s option,
unreasonably interfere with an individual’s privacy.

32.  Voting at council meetings

(1) At council meetings, decisions must be made by a majority of council members present
in person at the meeting.

(2) If there is a tie vote at a council meeting, the president may break the tie by casting a
second, deciding vote.

(3) The results of all votes at a council meeting must be recorded in the council meeting
minutes.

33. Council to inform Owners of minutes

The council must inform Owners of the minutes of all council meetings within two (2) weeks of
the meeting, whether or not the minutes have been approved.

{096122-01093681.2)
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34.  Delegation of council’s powers and duties

(1) Subject to Bylaws 34(2) through 34(4), the council may delegate some or all of its
powers and duties to one or more council members or persons who are not members of

the council, and may revoke the delegation.

(2) The council may delegate its spending powers or duties, but only by a resolution that

(a) delegates the authority to make an expenditure of a specific amount for a specific
purpose, or

(b) delegates the general authority to make expenditures in accordance with Bylaw
34(3).

(3) A delegation of a general authority to make expenditures must
(@) seta maximum amount that may be spent, and

(b) indicate the purposes for which, or the conditions under which, the money may be
spent.

(4) The council may not delegate its powers to determine, based on the facts of a particular
case,

(@) whether a person has contravened a bylaw or rule,
(b)  whether a person should be fined, and the amount of the fine, or

(c)  whether a person should be denied access to a recreational facility.

35.  Spending restrictions

(1) A person may not spend the strata corporation’s money unless the person has been
delegated the power to do so in accordance with these bylaws.

(2) Despite Bylaw 35(1), a council member may spend the strata corporation’s money to
repair or replace common property or common assets if the repair or replacement is
immediately required to ensure safety or prevent significant loss or damage.

36.  Limitation on liability of council member

(1) A council member who acts honestly and in good faith is not personally liable because
of anything done or omitted in the exercise or intended exercise of any power or the
performance or intended performance of any duty of the council.

(2) Bylaw 36(1) does not affect a council member’s liability as an Owner for a judgment
against the strata corporation.

37. Consents and Small claims court

(1) Any consent, approval or permission given under these bylaws by the strata council
will be revocable at any time upon reasonable notice.

(096122-01093681.2)
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Notwithstanding any provision of the Act, the strata corporation may proceed under the
Small Claims Act (British Columbia) against an Owner or other person to c.ollect
money owing to the strata corporation, including money owing as a fine, without
requiring authorization by a resolution passed by a three-fourths (3/4) vote.

Part4. Enforcement of Bylaws and Rules

Maximum fine

The strata corporation may fine an Owner or tenant a maximum of
(@ Two Hundred Dollars ($200.00) for each contravention of a bylaw, and
(b) Fifty Dollars ($50.00) for each contravention of a rule.

Each Owner is responsible for payment, without invoice, of any money owing to the
strata corporation, as provided for in the Act or these bylaws and if the Owner fails to
pay any money so owing within five (5) days after the date such money becomes due,
then:

(@) the Owner will be assessed and pay a fine of Two Hundred Dollars ($200.00), and
if such default continues without interruption for an additional month after the
date such money becomes due, then an additional fine of Two Hundred Dollars
($200.00) will be levied against and paid by the Owner for each additional month
such default continues;

(b) if; after the strata corporation has provided to the Owner two weeks written notice
(as required under the Act), the Owner has still not made full payment of the
outstanding money owing to the strata corporation or section, then the strata
corporation may sue the Owner to collect the money owing to the strata
corporation, or register a lien against the Owner’s strata lot pursuant to the Act;
and

(c) all of the strata corporation’s costs of collecting the money owing from the Owner
shall be paid by the defaulting Owner.

(3) Additional assessments, fines authorized by these bylaws, banking charges, filing

@

costs, legal expenses, interest charges and any other expenses incurred by either the
strata corporation, to enforce these bylaws, as they may be amended from time to time,
or any rule or regulation which may be established from time to time by the strata
council pursuant to the Act or these bylaws, will become part of the assessment of the
Owner responsible and will become due and payable on the first day of the month next
following, except that any amount owing in respect of a fine or the cost of remedying
the contravention of a bylaw will be calculated as a separate component of such
assessment and the strata corporation may not register a lien against such separate
component.

All monies received by the strata corporation from an Owner shall be applied as
follows:

(096122-01093681.2)
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(a) Firstly, in payment of any judgement against such Owner in favour of the strata
corporation,

(b) Secondly, in payment of any outstanding fines,
(c) Thirdly, in payment of any outstanding interest,
(d) Fourthly, in payment of the principal balance of outstanding special levies, and

(¢) Fifthly, in payment of the principal balance of operating/common expenses and
strata fees.

39.  Continuing contravention

If an activity or lack or activity that constitutes a contravention of a bylaw or rule continues,
without interruption, for longer than seven (7) days, a fine may be imposed every seven (7) days.

PartS. Annual and Special General Meetings

40.  Person to chair meeting

(1)  Annual and special general meetings must be chaired by the president of the council.

(2) If the president is unwilling or unable to act, the meeting must be chaired by the vice
president.

(3) If neither the president nor the vice president chairs the meeting, a chair must be
elected by the eligible voters present in person or by proxy from among those persons
who are present at the meeting.

41.  Participation by other than eligible voters

- (1) Tenants and occupants may attend annual and special general meetings, whether or not
they are eligible to vote.

(2) Persons who are not eligible to vote, including tenants and occupants, may participate
in the discussion at the meeting, but only if permitted to do so by the chair of the
meeting.

(3) Persons who are not eligible to vote, including tenants and occupants, must leave the
meeting if requested to do so by a resolution passed by a majority vote at the meeting.

42. Voting
(1) Atan annual or special general meeting, voting cards must be issued to eligible voters.

(2) At an annual or special general meeting a vote is decided on a show of voting cards,
unless an eligible voter requests a precise count.

{096122-01093681.2}
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If a precise count is requested, the chair must decide whether it will be by show of
voting cards or by roll call, secret ballot or some other method.

The outcome of each vote, including the number of votes for and against the resolution
if a precise count is requested, must be announced by the chair and recorded in the

minutes of the meeting.

If there is a tie vote at an annual or special general meeting, the president, or, if the
president is absent or unable or unwilling to vote, the vice-president, may break the tie
by casting a second, deciding vote.

Despite anything in this Bylaw 42, an election of council or any other vote must be
held by secret ballot, if the secret ballot is requested by an eligible voter.

An Owner who is otherwise an eligible voter may not exercise his or her vote for a
strata lot, except on matters requiring a unanimous vote, if the strata corporation is
entitled to register a lien against that strata lot.

43.  Order of business

The order of business at annual and special general meetings is as follows:

M
@)
&)
)
)
©
)
@®

©)
(10)
an
(12)
(13)
(14)

certify proxies and corporate representatives and issue voting cards;
determine that there is quorum;

elect a person to chair the meeting, if necessary;

present to the meeting proof of notice of meeting or waiver of notice;
approve the agenda;

approve minutes from the last annual or special general meeting;
deal with unfinished business;

receive reports of council activities and decisions since the previous annual general
meeting, including reports of committees, if the meeting is an annual general meeting;

ratify any new rules made by the strata corporation;

report on insurance coverage, if the meeting is an annual general meeting;

approve the budget for the coming year, if the meeting is an annual general meeting;
deal with new business, including any matters about which notice has been given;
elect a council, if the meeting is an annual general meeting;

terminate the meeting.

{096122-01093681.2)
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44.  Electronic Attendance at Meetings

(I)  Electronic attendance at any annual or special general meeting is not permitted.

(2) Quorum at any general meeting is determined by attending in person or by proxies
only.

45.  Quorum at General Meetings

(1) Notwithstanding section 48(3) of the Act, if within fifteen (15) minutes from the time
appointed for an annual or special general meeting, a quorum is not present, the
meeting stands adjourned for a further fifteen (15) minutes on the same day and at the
same place, and if, within thirty (30) minutes from the time appointed for the annual or
special general meeting, a quorum is not present, the eligible voters, present in person
or by proxy, constitute a quorum.

(2) This bylaw 45 does not apply to a meeting demanded pursuant to section 43 of the Act
and failure to obtain a quorum (within fifteen (15) minutes from the time appointed for
the meeting) for a meeting demanded pursuant to section 43 of the Act terminates and
does not adjourn that meeting.

Part6. Common Expenses
46. Strata fees

The strata lot Owners’ contributions to the common expenses of the strata corporation will be
levied in accordance with this bylaw.

47.  Apportionment of common expenses

Common expenses will be apportioned amongst individual strata lots in the following manner:

(1) common expenses will be for the account of the strata corporation and will be allocated
to all strata lots and will be borne by the Owners in proportion to the unit entitlement of
their strata lot or as otherwise set out in the current budget of the strata corporation;
and

(2) common expenses attributable to any one strata lot will be allocated to such strata lot.

48.  Expenses attributable to limited common property

Where the strata plan includes limited common property, expenses attributable to the limited
common property which would not have been expended if the area had not been designated as
limited common property will be bome equally by the Owners of the strata lots entitled to use
the limited common property.

{096122-01093681.2)

15%



-18-

Part7. Voluntary Dispute Resolution

49.  Voluntary dispute resolution

(1) A dispute among Owners, tenants, the strata corporation or any combination of them
may be referred to a dispute resolution committee by a party to the dispute if

(@) all the parties to the dispute consent, and

(b) the dispute involves the Act, the regulations, the bylaws or the rules.

(2) A dispute resolution committee consists of

(@) one Owner or tenant of the strata corporation nominated by each of the disputing
parties and one Owner or tenant chosen to chair the committee by the persons
nominated by the disputing parties, or

(b) any number of persons consented to, or chosen by a method that is consented to,
by all the disputing parties.

(3) The dispute resolution committee must attempt to help the disputing parties to
voluntarily end the dispute.

Part8. Easements and Ongoing Development of the Project

50. Project

(1) Each Owner acknowledges that the improvements on the strata plan were constructed
as part of a mixed use development known as the International Trade Centre, which
includes other legal parcels (including air space parcels and strata corporations
subdivided from air space parcels), which are adjacent to the lands and improvements
on the strata plan (the “Project”).

51. Easements

(1) The Owner’s use and occupation of the Owner’s strata lot and the common property is
subject to certain agreements or easements registered against title to the strata plan,
which relate to the shared use of the Project by the owners of the legal parcels
comprising the Project (the “Project Easements”).

(2) The Owner is bound by and shall observe the terms of the Project Easements, as they
apply to the Owner’s strata lot and the Owner’s use and occupation of the Owner’s
strata lot and common property.

52.  Ongoing Development of the Project

(1)  Each Owner acknowledges that the completion of the construction and development of
the Project may, from time to time, require the strata corporation to cooperate with the
owners of the other legal parcels comprising the Project and may require the strata
corporation to amend the Project Easements or enter into additional Project Easements.

{096122-01093681.2)
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The Owner agrees not to unreasonably obstruct or delay the strata corporation’s actions
in cooperating with the owners of the other legal parcels comprising the Project and
amending or entering into additional Project Easements, as may be necessary.

Part9. arkin

Parking Arrangements

The Owner acknowledges that the parking facilities for the Project will be located
within another legal parcel within the Project (the “Parking Facilities”), and the strata
corporation has entered or will enter into appropriate arrangements to ensure that the
Owners have the right to access and use the Parking Facilities, subject to the terms of
such arrangements (the “Parking Arrangements”).

The Owner is bound by and shall observe the terms of the Parking Arrangements, as
they apply to the Owner’s use of the Parking Facilities.

Parking Rules

In using the Parking Facilities, the Owners shall comply with the requirements set out
herein; provided that if there is any conflict between the requirements set out herein
and the Parking Arrangements, the terms of the Parking Arrangements shall govern.

Owners and their Occupants and Invitees using any of the Parking Facilities:

(8) must use parking stalls only for the parking of licensed and insured motor
vehicles, trailers, motorcycles or bicycles, and not for the parking of any other
type of vehicle or the storage of any other item, unless otherwise approved in
writing by the strata council; and

(b) must, at all times, use the parking areas in accordance with any rules and
. regulations established by .the strata corporation from time to time,.and in
accordance with the Parking Arrangements and the Project Easements.

The Owners acknowledge that there may be a fee charged in respect of the use of the
Parking Facilities.

An Owner and the Owner’s Occupants and Invitees must not do any of the following
on the Parking Facilities:

(a) store any personal items;
(b) store unlicensed, uninsured or inoperative vehicles;
(¢) permit or cause damage to any parking lot gate or doors of the Parking Facilities;

(d) permit any recreational or oversized vehicles including, but not exhaustively,
boats, trailers and campers to enter or be parked or stored;

(¢) permit a vehicle to be parked or left unattended in a manner that interferes with
access, lanes, walkways, no parking zones or any of the parking stalls;

(096122-01093681.2}
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operate vehicles in an unsafe manner, or drive, enter, or exit at a speed exceeding
five kilometres per hour;

permit roller blading, inline skating, skateboarding, street/road hockey, or the
playing of games;

allow those areas to be used for the purposes of social events, or the consumption
of alcohol, smoking or the use of illegal substances;

permit those areas to be used as a work area for carpentry, renovations, repairs
(including, but not exhaustively, sawing, drilling and the use of any adhesive or
hardening compounds) or for the purposes of working on vehicles involving any
automotive fluids or paints, motor tune ups or mechanical repairs;

carry out any oil changes, repairs or adjustments to motor vehicles or other
mechanical equipment on the Parking Facilities, except in the case of emergency;
and

park or store any vehicles that drip oil or gasoline; and, in the event of an
inadvertent spillage, the Owner must immediately clean up any oil, gasoline or
other automotive residue and, on failure to do so within seven (7) days' notice in
writing from the strata council, all costs associated with any clean up will be
charged to the Owner.

Part10. Marketing by Owner Developer

55.  Marketing

(1) During the time that the owner developer of the strata corporation is a first owner of
any strata lots, it may, in order to promote the sale of other strata lots in the strata plan
or within the Project:

(a).
(b)

{096122-01093681.2)

use any strata lots that the owner developer owns or rents as display suites; and

carry on sales functions, including, without limitation, placing and displaying
signs, advertising and holding special promotions and open houses and other
marketing events, whether on the common property or in any strata lots that the
owner developer owns or rents.
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City of

Richmond Development Permit
No. DP 12-624180
To the Holder: GBL ARCHITECTS GROUP INC.
Property Address: 8451 BRIDGEPORT ROAD
Address: " C/O ANDREW EMMERSON
139 EAST 8™ AVENUE

VANCOUVER, BC V5T 1R8

1. This Development Permit is issued subject to compliance with all of the Bylaws of the City
applicable thereto, except as specifically varied or supplemented by this Permit.

2. This Development Permit applies to and only to thosc lands shown cross-hatched on the
attached Schedule "A" and any and all buildings, structures and other development thereon.

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #26 attached hereto,

4. Sanitary sewers, water, drainage, highways, street lighting, underground wiring, and
sidewalks, shall be provided as required.

5. Asacondition of the issuance of this Permit, the City is holding the security in the amount of
$ 2,304,234.38 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contraclors, and any surplus shall be paid over to the

- Holder: Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holdcr. The City may retain the
security for up to onc year after inspection of the completed landscaping in orderto ensure
that plant material has survived.

6. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.
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Development Permit

No. DP 12-624180
To the Holder: GBL ARCHITECTS GROUP INC.
Property Address: 8451 BRIDGEPORT ROAD
Address: C/O ANDREW EMMERSON
139 EAST 8™ AVENUE

VANCOUVER, BC V5T 1R8

7. The land described herein shall be developed generally in accordance with the terms and
conditions and provisions of this Permit and any plans and specifications attached to this
Permit which shall form a part hereof,

This Permit is not a Building Permit,

AUTHORIZING RESOLUTION NO. R15/14-10ISSUED BY THE COUNCIL THE 277H.
DAY OF Jury »2015 '

DELIVERED THIS 29THDAY OF jyyy »201S

_ L A . S LR oo S
MAYOR, marcdiM p. BrODIE ACTIN& CPRPORATE OFFICER,
: MICHELLE JANSSON :
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Exhibit “B” referred to in the Affidavit
of Mo Yeung (Michael) Ching affirmed
before me at Vancouver, British
Columbia this 20" day of October
2025,

A

A Commissioner/Ngtary Public for the
Province of British Columbia
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LOAN AGREEMENT
THIS AGREEMENT dated for reference November 16, 2019

BETWEEN:
INTERNATIONAL TRADE CENTER PROPERTIES LTD. (the “Borrower’)

AND:
FOX ISLAND DEVELOPMENT LTD. (“Lender’)

WHEREAS the Borrower wishes to abtain bridge financing from the Lender for the purposes and on the
terms and conditions set forth herein;

NOW THEREFORE in consideration of the mutual premises, covenants and agreements set forth hereln and
all other good and valuable consideration (the receipt and sufficlency of which are hereby acknowiedged), the
parties hereto agree as follows:

1 DEFINITIONS

In this Agreement:

(@) ‘Agreament’ means this loan agreement, as may be amended, supplemented, replaced
and restated from time to time.

{b) “Borrower's Solicitors” means Pryke Lambert Leathley Russell LLP.

(¢) “Business Day” means any day except Saturday, Sunday and any day which is a
statutory holiday in Vancouver, B.C.

(d) *CAD$" means the lawful money in Canada.

(e) “Ching” means Mo Yeung CHING (also known as Michael CHING), and his personal
representatives and permitted assigns.

()] ‘Commitment Expiry Date” has the meaning set out in Section 2.10.

(9) 'Dlstrlbutlomf" means:

(1) the declaration, payment or setting aside for payment of any dividend or other '
distribution on or in respect of any equity interests In the Borrower;

(2) the redemption, retraction, purchase, retirement or other acquisition, in whole or
in part, of any equily interest in the Borrower or any securities, instruments or
contractual rights capable of being converted Into, exchanged or exercised for
shares in the capital thereof, including, without limitation, options, warrants,
converslon or exchange privileges and similar rights; or

(3) the making of any loan or advance or any other provision of credit or financial
assistance by the Borrower to any person,

CAN_DMS: \1304415636\7



(h)

0]

(k)

0]

(m)
(n)
(o)

(9]
(@)
(r)

(s)

®
()

v

153

whether any of the foregoing is made, paid or satisfied with or for cash, property or any
combination thereof.

“Guarantors” means, collectively:

(1) the Hotel Operator, MYIE and Ching; and
@) the UB Obligants.

“Hotel” has the meaning set cut in Section 4.1(b).

“Hotel Compltion Date” means the expacted completion date of the construction of the
Hotel, as set out In Secticn 4.1(e).

“Hotel Exclusive Amenities” means the amenities for the exclusive use of the Hotel as
setout in Section 4.1(h) and such other amenities as may be required for the proper and
desirable management and operation of the Hotel.

“Hotel Manager” has the meaning set out in Section 4.1(f).
“Hotel Operator” means Hotel Versante Ltd., its successors and permitted assigns.
“Hotel Property” means, collectively, ITC ASP2 and ITC Remainder

°*ITC ASP2’, “ITC Bar” and “ITC Remainder’ means, respectively, the parcel of lands,
together with the Improvements thereon, having the legal description set out In Schedule
A hereto.

“ITC Property” means, collectively, the Hotel Property and ITC Bar.
“Loan” has thé meaning set out in Section 2.1.

“L.oan Amount” means at any time the aggregate of:

(1) the principal balance of the Loan then outstanding;

(2)  all intérest which has accrued on the then cutstanding princlpal balance of the
Loan; and

(3) all other monies then due and owing by the Borrower at that time under this
Agreement or otherwise in connection with the Loan.

“Loan Documents” means, collectively, this Agreement, the Security Doecuments, and all
other certificates, instruments, agreements and decuments granted by any of the
Obiigants from time to time pursuant fo this Agreement or otherwise in connection with
the Loan.

*Maturity Datg" has the meaning set out in Section 2.3.

“MYIE® means Mo Yeung International Enterprises Ltd., its successors and permitted
assigns.

“Obligants” means, collectively, the Borrower and Guarantors.

CAN_DMS: \130441536\7 2
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(w)  “Permitted Encumbrances® means the following:

(1) In respect of the Hotel Property, the Senior Hotel Security, provided that it is
subject to a priority and standstill agreement in form and substance acceptable to
the Lender, which agreement is registered against the Hotel Property;

(2 in respect of the UB Property:
(A) . the VTB Security; and
(B)  the UB Lender Security,

provided that, in each case, it is subject to a priority and standstill agreemenf in
form and substance acceptable to the Lender, which agreement Is registered
against the applicable UB Property; and

(3) such other security Interest as the Lender may expressly permit in writing from
time to time.

(x) “Progress Report® means a report, in form and substance acceptable to the Lender,
Issued by an architect or quantity surveyor acceptable to the Lender, confirming:

(1) the cost of work in place
(2) the estimated cost to complete, on a line by line basis;
3) the expected completion date;

(4)  (in relation to the Hotel Property) that the budget is sufficient to complete the
construction of the Hotel Propsrty by the Hotel Completion Date; and

(5) such other subject matter as may be required by the Lender,

In respect of (1) the Hote! Property, and (i) UB Lot 2&3, as the case may be.
() “Property” means, collectively:

(1) the ITC Property; and

(2) the UB Property (Selected).

(2) “Security Doémnents" means the documents listed In Section 3, as they may be
amended, supplemsnted, replaced and restated from time to time.

{aa)  “Senior Hotel Indebtedneas” means the indebtedness owing by the Borrower to the
Senlor Hotel Lender under the Senior Hotel Loan Agreement.

(bb)  “°Senior Hotel Lender” means Romspen Investment Corporation, its successors and
assigns.

(cc)  “Senlor Hotel Loan Agreement’ means the commitment letter dated June 26, 2016
between the Senlor Hotel Lender and the Borrower, as amended by supplemental
agreements dated January 9, 2017, November 27, 2017, March 29, 2019, June 11, 2019
and dated October 22, 2019, respactively.

CAN_DMS: \130441835\7 3
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(dd) “Senior Hotel Security” means:

(1) the mortgage and assignment of rents charging the Property, registered in favour
of the Senlor Hotel Lender under such land title registration numbers CA4543201
(with respect to the mortgage) as modified by Modifications CA5807048 and
6520612, and CA4543282 (with respect to the assignment of rents) as modified
by Modifications CA5807049 and 6520613,

and

(2) all security agreaments charging the perscnal property of the Borrower in favour
of the Senlor Hotel Lender, Including, without limitation, such security agreement
relating to the registration in the British Columbia Perscnal Proparty Registry
under base registration number 733861.

(ee) “Subordinated Hote! Indebtedness” means the indebtedness in the principal amount of
$5,000,000 owing to the Subordinated Hotel Lender by the Bomrower pursuant to the
Subordinated Hotel Loan Agreement.

() "Subordlnate& Hotel Loan Agreement’ means the commitment letter dated December
20, 2017 between the Subordinated Hotel Lender and the Borrower, as amended by an
amending agreement dated June 19, 2019,

(gg) “Subordinated Hote! Lender’ means Broadway Camera Ltd, its successors and
assigns.

(rh)  “Subordinated Hotel Sacurity” means, coilectively:

(1) the mortgage and assignment of rents charging the Property granted in favour of
the Subordinated Hotel Lender, registered under land title registration numbers
CAB533024 (with respect to the mortgage) and CA6533025 (with respect to the
assignment of rents);

(2) all security agreements charging the perscnal property of the Borrower in favour
- of the Subordinated Hotel Lender, including, without limitation, such security
agreement relating to the registration in the British Columbia Personal Property
Registry under base registration number 476060K.

(3) such other security document granted in favour of the Subordinated Hotel Lender
as security for the Subordinated Hote! Indebtedness.

()] ‘UB I.endet" means Guif and Fraser Fishermen's Credit Unlon, its successors and
assigns.

(i “UB Lender Indebtedness” means the indebtedness owing by the UB Obligants to the
UB Lender under the UB Loan Agreement.

(kk)  “UB Lendor Security” means:

(1) the mortgage and assignment of rents charging UB Lot 1, UB Lot 2 and UB Lot 3,
registered in favour of the UB Lender under land title registration numbers -
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CA7380727 (with respect to the mortgage) and CA7380728 (with respect to the
assignment of rents); and

(2 all security agreements charging the perscnai property of the UB Obligants [n
favour of the UB Lender, including, without limitation, such security agreement
relating to the registration in the British Columbia Perscnal Property Registry
under base registration number 365710L.

“UB Loan Agreement’ means the loan agreement dated February 25, 2019 between the
UB Lender and the UB Obligants.

“UB Lot 1%, “UB Lot 2", "UB Lot 3", “UB Lot 4" and "UB Lot A° means, respectively, the
parcel of lands, together with the improvements thereon, having the legal description set
out in Schedule B hereto.

‘UB Nominee® means 34083 Yukon Inc., its successors and permitted assigns.

‘UB Obliganté' means, collectively, the UB Owner, the UB Owner GP, and the UB
Nominee

“UB Owner" means Kensington Union Bay Properties Limited Partnership, its successors
and permitted assigns.

“UB Owner GP* means Kensington Union Bay Properties GP Ltd., its successors and
permitted assigns. .

“UB Lot 2&3" means, collectively, UB Lot 2 and UB Lot 3.

“UB Lot 4&A’ means, collactively, UB Lot 4 and UB Lot A.

°“UB Property” means, collectively:

(1)  UBLot1,

2 UB Lot 2&3; and

() UBLotdsA. _ |

“UB Property (Selected)"” means, collectively, UB Lot 1 and UB Lot 283,

‘USDS$" means the lawful money in the United States of America.

“VTB Lender® means 3003287 Nova Scotia Company, its successors and assigns.

‘VTB Indebtedness” means the indebtedness owing by the UB Obligants to the VTB
Lender under the VTB Agreement.

‘VT8 Agreement” means the purchase and sale agreement dated for reference October
2, 2017 between (among others) the UB Lender as vendor, and UB Holdings Ltd. as
purchaser, as amended by an amending agreement dated December 7, 2017 and as
assigned by UB Holdings Ltd. to the UB Obligants.
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(zz) °VTB Security” means the mortgage and assignment of rents charging UB Lot 1, UB Lot
3, UB Lot 4 and UB Lot A, registered in favour of the VTB Lender under land title
registration numbers CA6518044 (with respect to the mortgage) and CA6518045 (with
respect to the assignment of rents).

2, LOAN
21 Term Loan

Subject to the terms of this Agresment, the Lender agrees to make available to the Borrower a non-
revolving, term loan (the "Loan’) in the principal amount of CAD$12,000,000, which will be funded in a
single advance on November 15, 2019 (or such later date as may be agreed to by the Lender, the
“Funding Date").

The Lender wiil deduct from the Loan the outstanding balance of the Commitment Fee (as dsfined In
Section 2.9 below) then owing, the Interest Reserve (as defined in Section 2.6 below), and all costs and
expenses incurred by the Lender (Including legal fees, title insurance premiums and other disbursements)
and applicable taxes thereon.

22  Purposes
The Loan will be used for the following purposes:

(a) pay down the Senior Hotel Indebtedness by $3,200,000 (as contemplated in Section
4.2(f)(1) below);

(b) repay Subordinated Hotel Indebtedness in full, in order to, among other things, cause the
discharge of the Subordinated Hotel Security;

(c) fund the Interest Reserve; and
(d) pay all fees, legal and other costs incurred by the Lender in connection with the Loan.
23 Temn

The term of the Loan Is for approximately eight months, commencing on November 15, 2019 (the
‘Commencement Date®) and ending on July 31, 2020 (the “Maturity Date”). ;

24 Interest
Interest shall accrue on the dally outstanding balance of the Loan at the following rates:

(@) from the Commencement Date up to and including July 15, 2020, 12.50% per annum;
and

{b) from July 18, 2020, 25.0% per annum,

In all cases, calculated daily, not in advance, from the Commencement Date until:
(c) the Commitment Expiry Date, if the Loan Is not advanced by that date; or
(d) in all other cases, the date when the Loan Amount is pald in full,

CAN_DMS: \130441635\7 6
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both before and after default, demand, maturity and judgnient. Interest shall accrue on overdue interest
at the same rate and In the same manner.

For greater certalnty, interest shall accrue on the Loan from the Commencement Date, even if (i) the
Funding Date may be set for a later date, (ll) any of conditions set out in Section 5 is not satisfied (or
waived by the Lender) by the Gommencement Date or the Funding date, or (ili) any of the Obligants is
otherwise unwilling or unable to complete the transactions contemplated hereunder.

2.8 Interest Reserve

As security for the payment of the Loan Amount and all of the Borrower’s other obligations In respect of
the Loan and under this Agreement, the Borrower will establish an interest reserve (the “Interest
Reserve®) which will be held by the Lender. The Borrower will fund the Interest Reserves in the amount
of CAD$497,260, which shall be deducted on the Funding Date by the Lender.

26 Repayment

(a) Interest. Commencing In the month after the Commencement Date, the Borrower shall
pay interest accrued on the then outstanding balance of the Loan on the same day of
each month as the Commencement Date (or if that month doesn't have that day, the last
day of that month; each such day, the “Payment Date"), until the Loan Amount is paid in
ful.

Provided that no Event of Default has occurred, and to the extent that there are sufficient
funds in the Interest Reserve, the Lender may deduct from the Interest Reserve on each
Interest payment date the amount of Interest due on such date and apply that amount to
the outstanding interest. Notwithstanding the foregoing, monthly interest payments due
on account of the Loan are the responsibility of the Borrower. Nothing contained in this
Agreement or In any Security Document will relieve the Borrower from the obligation to
pay such interest on the applicable payment date.

All funds remalning in the Interest Reserve on the Maturity Date shall be applied to the
Loan Amount owing on that date.

(b) ~ AllOther Loan Amount. The Loan Amount shall become due and payable in full on the
Maturity Date.’

27 Prepayment

The Borrower may prepay the Loan, In full or in part, at any time that is six months after the
Commencement Date and from time to time thereafter, provided that: ‘

(a) the Borrower has provided to the Lender not less than three months’ prior written notice
of Its intention to make a prepayment and setting out the proposed date and amount of
the prepayment; and

(b) the Bomrower will pay all accrued and unpald interest on the Loan, and all other amounts
due and payable under this Agreement or the Security Documents, up to the date of the
prepayment.

CAN_DMS: \1304415357 7
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28 Payments

(a) Application of Payments. Payments made on account of the Loan Amount will be
applied when received first in payment of outstanding interest and costs which have
accrued to the date such payment is received, and secondly (but subject to Section 2.7)
in payment of the principal balance of the Loan then outstanding.

Notwithstanding the foregoing, If there is an Event of'DefauIt. then any payment received
by the Lender on account of the Loan Amount may be apptied in such order and in such
manner as the Lender, in its sole discretion, may determine.

(b) Business Day. If a payment under this Agreement or any other Loan Document is due
on a day other than a Business Day, then such payment shall be mads on the
immediately preceding Business Day.

(c) Form of Payment. The Borrower shall make each payment under the Loan In the
currency of the Loan in immediately avallable funds. All payments to be made by the
Borrower to the Lender shall be made by cheque, bank draft, or wire transfer pursuant to
instructions delivered in writing to the Borrower on or prior to the Funding Date or as the
Lender may designate in writing from time to time upon five Business Days' notice to the
Borrower.

29 Commitment Fee

The Borrower shall pay to the Lender a commitment fee (the “Commitment Fees®) equal to 3% of the
Loan, being CAD$360,000.00. _

The Commitment Fee is non-refundable and will be eamed by the Lender upon the issuance of this
Agreement to the Borrower, and due to the Lender on the earller of (I} the Funding Date, and (ii) the
Commitment Expiry Date.

For greater certainty, the Commitment Fee is earned and payable as provided above in this Section 2.9,
even if any of the-conditions set out in Section 6 is not satisfied (or waived by the Lender) and the Loan is
not advanced, or if any of the Ohllgants Is otherwlise unwilling or unable to oomplele the transacﬁons
contemplated hereunder.

The Lender acknowledges receipt of the sum of CAD$50,000 pald to date on account of the Commitment
Feeduetolt.

210 Commitment Expiry

The Lender may terminate this Agreement and not advance the Loan if the Funding Date does not occur
by November 30, 2019 (the “Commitment Expiry Date").

3. SECURITY

As security for the repayment of the Loan Amount and performance of the obligations of the Borrower to
the Lender, the Borrower shall grant, or cause to be granted, to the Lender the following documents, each
in form and substance to the satisfaction of the Lender (collectively, the “Security Documents®):
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(@)

(b)

()
(d)

(e)

®

(9)

(h)

0

)

(k)

)

(6o

mortgage, including the terms of an assignment of rents, in favour of the Lender charging
the Property In the principal amount of CAD$12,600,000 granted by the Borrower and the
UB Nominee (the “Mortgage”);

general securily agreement granted by the Borrower and the other Obligants creating in
favour of the Lender a security interest in all of its present and after-acquired personal

property;
assignment by the Borrower of the Interest Reserve;

assignment of all of the Borrower's and (if applicable) the Hotel Operater's right, titte and
interest In (i) all construction contracts, plans and permits, warranties, licences and other
material contracts, relating to any construction and development of the Property and the
Hotel, (ii) in ali agreements and licences in respect of the management of the Hotel and
the licence for the use of the trademark “Opus Hote” for the Hotel (the “Hotel
Management and License Agreements”), and (ili) all agreements in respect of the use
of and access to the Hotel Exclusive Amenities (the “Hote! Exclusive Amenities
Agreoments”);

assignment of all of the Borrower's right, title and interest in all contracts relating to the
sale or refinancing of all or any portion of the Property and the Hotel, and, in the case of
any sale, of all deposits paid and received in connection with same;

postponement and assignment of claims granted by the Borrower and the Guarantors,
their respective shareholders, applicable affiliates, and any persons not dealing at arm's
length with the Borrower or the Guarantors;

unlimited joint and several guarantee by the Guarantors to pay the Loan Amount and
observe and perform all other obligations and liabilities of the Borrower hereunder and
under the Security Documents;

Jolntand several environmental indemnity agreement in respect of the Property by the
Obligants;

cost overrun, completion and debt service agreement in respect of the Property and the - .
Hotel by the Obligants;

priority and standstill agreement betwaen the Lender and the Senior Hotel Lender,
relating to the Senior Hotel Security and all other security held by the Senlor Hotel Lender
from the Obligants (the “Senior Hotel Lender Priority Agreement’);

pricrity and standstill agreement between the Lender and the UB Lender, relating to the
UB Lender Security and all other security held by the UB Lender from the UB Obligants
(the “UB Lender Priority Agreement’); and

priority and standstill agreement between the Lender and the VTB Lender, relating to the
VTB Security and all other security held by the VTB Lender from the UB Obligants (the
‘VTB Priority Agreement”),

and such other security as the Lender may reasonably require.

The Security Documents described In paragraphs (a) to (e) above will rank:
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(m)
(n)

(0)

()

as first charge against the Interest Reserve and the ITC Bar,;

as second charge, to the extent they charge the Hotel Property and the personal property
of the Borrower and the other Obligants (other than the Interest Reserve), subject only to

the Senlor Hote! Security;

as third chargs, to the extent they charge UB Lot 1, subject only to the VTB Security and
UB Lender Security; and

as second charge, to the extent they charge UB Lot 2&3, subject only to the UB Lender
Security.

3.2  Priority Agreements

The Security Documents described in paragraphs (j), (k)and (I) (collsctively, the “Prlority Agreements®)
shall provide the following:

In all cases, the Lender's right to deduct any amount out of the Interest Reserve shall not
be restricted; '

in the case of the Senlor Hotel Lender Priority Agreement:

(a)

(b)

(©

(9

CAN_DMS: \130441535\7
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)

(3)

the Lender’s right to initiate any enforcement action under the Security
Dogcuriients shall not be restricted, provided that the Lender has delivered a 30
days' notice of its Intention to Initiate such action to the Senior Hotel Lender;

the principal amount of the Senior Hotel Indsbtedness shall not at any time
excesd $26,600,000 during the term of the Loan; and

interest on the Senior Hotel Indebtedness shall accrue at a rate of no more than
10.45% per annum, calculated and payable monthly, whether before or after
default or demand:

in the case of the UB Lender Priority Agreement:

()

@

©)

the Lender's right to initiate any enforcement action under the Security
Documents shall not be restricted, provided that the Lender has delivered a 60
days' notice of its intention to Initlate such action to the UB Lender;

the principal amount of the UB Lender Indebtedness shall not at any time exceed
$12,000,000 during the term of the Loan; and

interest on the UB Lender Indebtedness shall accrue at a rate of no more than its
prime lending rate plus 1.76% per annum, calculated and payable monthly,
whether before or after default or demand;

in the case of the VTB Priority Agreement:

()

@

the Lender’s right to initiate any enforcement action under the Security
Documents shall not be restricted; and

the principal amount of the VTB Indebtedness shall not at any time exceed
$14,000,000 during the term of the Loan; and

10
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(3) interest on the VTB Indebtedness shall accrue at a rate of no more than 5.00%
per annum, calculated and payable annually on December 31, whether before or
after default or demand.

4. REPRESENTATIONS AND WARRANTIES

The representations and warranties set out in this Section 4 shall survive the execution and delivery of
this Agreement. No investigation at any time made by or on behalf of the Lender shall diminish in any
respect whatscever the Lender’s rights to rely on such representations and warranties.

4.1 ITC Property

Each of the Obligants, jointly and severally, represents and warrants as follows to the Lender:

(@)

(b)

()

(d)

(e)

U

(9

the Borrower is the sole legal and beneficial owner of the Hotel Property and the ITC Bar;
the Hotel Property consists of ITC Remainder and ITC ASP2;

ITC Remainder is a single legal parcel, which is the remainder of a certain lagal parcel
after the deposit of the alr space parcs| plan which created five other alr space parcels
(including ITC.ASP2). The ITC Remainder is improved with a five-storey pedium
structure, which contains parking stalls and a common garden / patio area located on
level 6 of the ITC Remainder between the buildings constructed, respectively, on air
space parcels 3 and § (both of which are of the same air space plan as ITC ASP2) for the
use of the owners and licensees of ITC ASP2 and the other airspace parcels;

ITC ASP2 consists of a single alrspace parcel, being improved with a full-service, 12-
storey hotel facllity, with a total floor area of approximately 84,415 square feet, with 1060
guest rcoms, a roof-top patio lounge and swimming poo! and other related amenities,
which will be for the exclusive use of the Hotel and its guests (the “Hotel");

as at October 29, 2019:

1) the total expected final cost for the development of the Hotel, excluding any land
acquisition cost, any cost related to the ITC Remainder or the landscaping (such .
cost, the “Total Final Cost’) is CAD$42,559,392;

(2) the overall work-in-place in respéct of the development of the Hote! (the “Total
Work-In-Place”) is CAD$28,230,087;

(3) the development of the Hotel is about 66% completed; and
4) the construction of the Hotel is expected to be fully completed by May 29, 2020;

the completed Hotel will be known as Opus Hotel Versante. The Borrower will operate
the Hotel through the Hotel Operator. . The Hotel Operator has engaged Trilogy Hotel
Management (Richmond) Ltd., an affiliate of Trilogy Management and Opus Hotels
Corporation (the “Hotel Manager”) for the management and operation of the Hotel;

the Hotel Properly and the ITC Bar form a part of a mixed-use development complex that
will be known as the International Trade Centre at Versante (the “Complex”) that will
comprise of the Hote!, commerclal, office and retall components;
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(h

0

0

(k)

(63

the Complex includes the ITC Remainder, which provides approximately 333 parking
stalls, 84 of which will be for the exclusive use of the Hotel and its guests, located on
Parking Leve! § of the Remainder;

the ITC Bar is located on the ground ficor of the north tower of the Complex, with an area
of approximately 3,164 square feet;

the ITC Bar will be part of a private membership club, known as Club Versante, and will
be used as a whisky bar, known as Cask, with tasting reom and private whisky lockers;
and

the appraisal report and the stage 1 environmental assessmant provided by or on behalf
of the Borrower to the Lender in accerdance with Section 5(c) are the most recent ones
prepared in respect of the Property, and there are no other similar reports.or ~
assessments that are in the possession of the Borrower or otherwise under the contro! or
accessible by the Borrower which have not been provided to the Lender.

4.2 Senior Hote) Indebtedness

Each of the Obligants, jointly and severally, represents and warrants as follows to the Lender:

(a)
(b)

(©)

(d)

@

®

(@)

the Senior Hotel Lender has made available certaln facllities to the Borrower to finance
the construction of the Hotel, pursuant to the terms of the Senior Hotel Loan Agreement;

the maximum principal amount of the Senior Hotel Indebtedness dees not (and will not)
exceed CAD$25,600,000;

all facilities under the Senior Hotel Loan Agreement (other than the facilily thereunder
which finances the construction of the Hotel Property) have been repaid in full and are no
longer avallable for any draws, and all lefters of credit issued by it under the Senior Loan
Agreement (the "Senlor Hote! Lender LCs") have been cancelled;

as at November 13, 2019, the principal amount owing under the Senior Hotel Loan
Agreement is CAD$17,830,081.19;

the Borrower has paid down the principal amount of the Senior Hotel Indebtedness in
respect of the facility that finances the construction of the Hotel Property, by $2,000,000
(the “Senior Hote! [nitlal Pay-Down");

the Borrower intends to further pay down the princlpal amount of the Sentor Hotel
Indebtedness in respect of the facility that finances the construction of the Hotel Property,
by the following amounts

(1) upon felease of the proceeds of the Loan, $3,200,000 (the “Senior Hote)
Funded Pay-Down"), and

(2) on or before November 30, 2019, $1,200,000 (the “Senior Hotel $1.2MM Pay-
Down®);

the remaining balance avallable described in paragraph (e) above may only be used to
finance the construction of the Hotel Property and will be advanced monthly on a cost-in-
place basis;
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(h)

0

(k)

144

Interest on the Senior Hotel Indebtedness accrues at a rate of no more than 10.45% per
annum, calculated and payable monthly, whether before or after default or demand;

the Senlor Hotel Indebtedness will be due an April 1, 2020, which date may be extended
by a single six-month pericd upon notice not more than S0 days and not less than 30
days prior to the then due date by the Borrower to the Senior Hote! Lender, and upon -
payment of an extension fee equal to 0.75% of the then outstanding balance of the
Senlor Hotel Indebtedness; and

until the applicable due date, no amount is payable under the Senior Hote! indebtedness
(other than Interest accrued thereon, which is payable monthly); and

the Senior Hotel Loan Agreement and the Senior Hotel Security are all the agreements
and contain all material information In respect of the Senlor Hotel Indebtedness, and are
accurate and complete In ail respects, un-amended and un-supplemented In any material
respect except as provided therein.

43 UB Property
Each of the Obllgants, jointly and severally, represents and warrants as follows to the Lender:

(a)

(b)

©

(d)

(e)

®

UB Nominee is the scle legal owner of the UB Property, holding the title thereto as bare
trustee for the sole benefit of the UB Owner;

the UB Properly is located in Union Bay on the east coast of Vancouver Island, within the
Comox Valley;

the UB Property has an area of approximately 789 acre, and consists of 3 phases:

(1) phase 1 consists of UB Lot 2 and UB Lot 3, with étotal area of approximately 41
acres, and they are located to the east of Highway 19;

(2) phase 2 consists of UB Lot 4 and UB Lot A, with a total erea of approximately
162 acres, and they are [ocated to the west of Highway 19; and

(3)  phase 3 consists of UB Lot 1, with a total area of approximately 583 acres, the
majority of which is located to the west of Highway 19;

the UB Owner is canrying out work to complete the Remediation, clear the site and
construct utilittes and road connection to the UB Lot 283 (collectively, the “Current UB
Work®), in order to allow the area to-be developed into a mixed-use waterfront
community;

the UB Owner has completed the environmental remediation (the "Remediation”)
required under the Approval in Principal dated August 2, 2019 issued by the Ministry of
Environment and Climate Change Strategy, and has obtained the certificates of
compliance (the “Certificates of Compliance”) pursuant to Section 53 of the
Environmental Management Act respeact of the UB Lot 2&3;

as of August 30, 2019, the total expense paid toward the Current UB Work s
CAD$7,804,003.83 (or CAD$13,474,003.83, less CAD$5,570,000 attributed to the land
acquisition cogts);
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(@)

the UB Owner expecls that the Current UB Work will be fully completed, and the
Certificate of Compliance issued, by November 30, 2019.

44 UB Lendor Indebtedness

Each of the Obligants, jointly and severally, represents and warrants as follows to the Lender:

(@)

(b)

)

(d)

(e)

the UB Lender has made available a faciiity in the amount of up to CAD$12,000,000 to
finance the Current UB Work, pursuant to the terms of the UB Loan Agreement, of which
the UB Lender has advanced approximately CAD$9,600,000;

interest on the UB Lender Indebtedness accrues at a rate of no more than its prime
lending rate (currently, 3.96% per annum) plus 1.756% per annum, calculated and payable
monthly, whether before or after defauit or demand;

the UB Lender Indebtedness will be due on April 1, 2020, which date may be extended
by a single six-month pericd upon notice prior to the then due date by the Berrower to the
UB Lender, and upon payment of an extension fee equal to 0.50% of the then
outstanding balance of the UB Lender Indebtedness;

until the applicable due date, no amount is payabtle under the UB Lender Indebtedness
(other than interest accrued thereon, which is payable monthiy);

the UB Loan Agreement and the UB Lender Security are all the agreements and contain
all material information in respect of the UB Lender Indebtedness, and are accurate and
complete in all respects, un-amended and un-supplemented in any material respect
except as provided therein.

4.5 VTB Indebtadness

Each of the Obligants, jointly and severally, represents and warrants as follows to the Lender:

(a)

(b)
()

(d)

(e)

U

the VTB Lendér has made avallable a facllity in the amount of CAD$24,000,000 to
finance acquisition of the UB Property by the UB Owner, pumuant to the terms of the
VTB Agreement;

the principal amount owing under the VTB Indebtedness Is CAD$18,000,000;

interest on the VTB Indebtedness accrues at a rate of no more than 5.00% per annum,
calculated and payable annually on December 31, whether before or after defauit or

demand;

the VTB Indebtedness will be due as follow:

(1) CAD$8,000,000, on March 1, 2020 (the “VTB 2020 Payment"); and
(20  CAD$10,000,000, on March 1, 2023;

the UB Owner intends to pay down the VTB Indebtedness by an amount no less than
CAD$4,000,000 (the “VTB Pay-Down"), in order to reduce the principal amount owing
under the VTB Indebtedness to CAD$14,0600,000;

in retum for the VTB Pay-Down, the VTB Lender has agreed to the following:
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(9)

(46

(1) cancei the VTB 2020 Payment and replace it with a payment of CAD$4,000,000
due on or after December 31, 2020 (the “Revised VTB 2020 Payment®); and

(2 release the VTB Security from UB Lot 3 and UB Lot 4 (the “Partial VTB
Release”);

the VTB Agreement and the VTB Security are all the agreements and contain all material
Information in respect of the VTB Indebtedness, and are accurate and complets in all
respects, un-amended and un-supplemented in any material respect except as provided
therein. '

46  Obligants

Each of the Obligants, jointly and severally, represents and warrants as follows to the Lender:

(a)
(b)

()
(d)

(e)

U]

the sole shareholder of the Borrower, the Hote) Opsrator and MYIE Is Ching;

the sole business of the Borrower Is the ownership and development of the Property and
the Hotel;

the sole shareholder of the UB Nominee is the UB Owner;

the sole limited partner of the UB Owner is Ching, and the sole shareholder of the UB
OwnerGP Is Linda Ching, who is the daughter of Ching; and

the sole business of the UB Nominee is to hold tegal title to the UB Property as bare
trustee for the sole benefit of the UB Owner;

the sole business of the UB Owner Is the development of the UB Property, and the sole
business of the UB Owner Is acting as the general partner of the UB Owner.

4.7 Standard Representations

Each of the Obligants, jointly and severally, represents and warrants as follows to the Lender:

(a)

(b)

(©

(d)

without limiting the statements in 4.2(k), 4.4(e) and 4.5(g) above, all Information,
documents, reports, certificates and records provided by or on behalf of the Obligants to
the Lender are accurate and complete in all material respacts, and do not omit any
material fact that would make the content thereof misleading;

each of the corporate Obligant is a corporation duly incorporated, validly existing and in
good standing under the Business Comporations Act (British Columbia);

each of the corporate Obligant has afl requisite power and authority to own its assets, to
carry on its business as now being conducted, to borrow or to provide guarantee and
other financlal assistance, and to enter into and perform its obligations under the Loan
Documents to which it is a party;

the borrowing of the Loan or the provision of financial assistance (as applicable) by each
Obligant and the provision of security therefor, as contemplated by the Loan Decuments
to which that Obligant is party, and the execution, delivery and performance by that
Obligant of the Loan Documents:
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(e)

®

(9)

{h
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(1) have been duly authorized by all necessary proceedings of that Obligant (to the
extent it is a corporation or a limited partnership);

(2) do not and will not confiict with or result in a breach of any of the terms,
conditions or provisions of:

(A)  the constating documents of that Obligant (to the extentitis a
corporation or a limited parinership); '

(B) - anylaw applicable to or binding cn or affecting that Obligant or its
assets;

(C) the Senior Hotel indebtedness or any Senlor Hotel Security;

(D) the UB Lender Indebtedness or any UB Lender Security;

(E)  the VTB indebtedness or any VTB Security; or

P any agreement or other document to which that Obligant is a party;
and
3) do not and will not, result In, or require or permit:

{A) the imposition of any encumbrances on or with respect to the Property or
any other properties now owned by that Obligant; or

(B) theacceleration of the maturity of the Senlor Hotel Indebtedness, the UB
" Lender Indebtedness, the VTB Indebtedness or any other debts owing
by that Obligant

each of the Obligant has obtained all consents, authorizations and approvals required to
carry on its business as now being conducted and to enter into and perform its
obligations under the Loan Documents;

none of the Obtigants is in default, and there occurs no event which would, with notice, .
lapse of time or both, result In its default, under (i) any indenture, mortgage, deed of trust,
or (fi) any agreement or other instrument to which any of the Obligants Is a party or by
which any Obligant or any of its assets may be bound;

each of the Obligants has filed all tax returns which are required to be filed by it and it has
paid or remitted when due all taxes, assessments and government charges imposed

upon it which if unpald could result in any charge or other encumbrance on its properties;

no Event of Default has cccurred or is continuing, and there exists no state of facts or
clrcumstances, which after notice, lapse of time or both, would constitute an Event of
Default; '

each of the Obligants is in compliance with all applicable laws, including, without
limitation, all environmental laws in respect of the Property; and

there is no action, suit, litigation, attachment, gamishment, charging order, equitable
execution, or éther proceeding (regulatory or otherwise) commenced or threatened
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against any of the Obligants or any of its assets (including, without limitation, the Property
or any part thereof).

8. CONDITIONS PRECEDENT

Notwithstanding any other provisions of this Agreement, the Lender shall not be obligated to advance -
under the Loan unless and until the following conditions have been satisfied to the satisfaction of the
Lender (or waived by the Lender in its sole discretion):

(a) the Lender shall have received the following documents, each in form and substance to
its satisfaction:

(1)
&)

)

4)
(6)

©

o

this Agreement and the Security Documents, duly executed by the Obligants;

subject to Section 6.2(a), the Priority Agreements, duly executed by the parties
thereto;

certificate of gocd standing (or equivalent) with respect of each of the corporate
Obligants;

certificate of officers or directors of each of the corporate Obligants;

an opinlon issued by counsel to the Obligants as to thelr existence (to the extent
it is a corporation or a limited partnership), the authorization, execution, dslivery
by each of the Obligants of the applicable Loan Decuments, and such other
matters as the Lender or its solicitors may require;

irrevocable and unconditional direction as to the application of the proceeds of
the Loan signed by the Borrower, Including, without limitation, payment of the
expenses (pursuant Section 11.2 below) and the balance of the Commitment
Fee; and

appointment of the Borrower’s Solicitors, as agent for services on behalf of the
Obligants;

(b) the Lender shall have received and reviewed to its satisfaction:

(1)

@

®)

(4)

the most recent interim and the annual financial statements (which will include
disclosure of any litigation or judgments) for each Obligant (to the extent itis a
corporation or a limited partnership);

current signed net worth statement and a current credit report (which will include
disclosure of any litigation or judgments) for each individual Obligant;

confirmation that there is no action, suit, litigation or cther proceeding (regulatory
or otherwise) commenced against any of the Obligants; and

two certified items of government identification for each individual Obligant and
each person signing a Loan Document on behalf of each other Obligant, and
such other documentation as may be required by the Lender in order to comply
with their obligations under applicable anti-money laundering legislation;

(c) the Lender shall have received and reviewed to its satisfaction:
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(in respect of the ITC Property)

0]
@
®)
()

®)

(©)
™

(®)

)

(10)

the state of the title to the ITC Property and all encumbrances affecting it;
the Hotel Management and License Agreements;
the Hotel Exclusive Amenities Agreements;

the most recent stage 1 environmental review for the Hotel Property prepared by
an environmental consuitant or engineer acceptable to the Lender, accompanied
by a transmittal letter from the consultant or engineer addressed to the Lender
and confirming that it may be relied upon by the Lender for mortgage lending

purposes;

a detalled up-to-date budget for the construction of the Hotel Propsrty (Including
all hard and soft costs and projected cash fiow), construction time schedule
(including, without limltation, the estimated completion date), architsctural
drawings and specifications and the construction management agreement and
other material agreements for the construction of the Hote! Property;

a current Progress Report in respect of the construction of the Hotel Property;

the appraisal report prepared by an appraiser satisfactory to the Lender in
respect of the “when complete® value of the Hotel Property, accompanied by a
transmittal letter from the appraiser addressed to the Lender and confirming that
it may be retied upon by the Lender for mortgage lending purposes;

evidence confirming that there are no arrears of property or related taxes levied
or assessed In respect of the ITC Property;

certificate of insurance In respect of the ITC Property, with the Lender indicated
as the second loss payee and additional insured and endorsed with the standard
mortgage clause, for full replacement value, with coverage for fire, earthquake
and such other coverage as the Lender may require, and pubtic liability insurance

-with a.minimum of CAD$2,000,000 coverage per occurrence; and

title insurance policy for a lender in respect of the ITC Property and the Mortgage
issued by a title insurer approved by the Lender containing such endorsements
as the Lender may require;

(d) the Lender shall have received and reviewed to its satisfaction:

(in respect of the UB Property)

0]
@
3)
(4)
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the state of the title to the UB Property and all encumbrances affecting it;
the UB Loan Agresment and the UB Lender Security;
the VTB Agreement and the VTB Security;

the most recent stage 1 environmental review for UB Property prepared by an
environmental consultant or engineer acceptable to the Lender, accompanied by
a transmittal letter from the consuitant or engineer addressed to the Lender and
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®)

(6)

0]
®)

O)

(10)

(11)

76

confirming that it may be relied upon by the Lender for mortgage lending
purposes;

the Certificates of Compliance, and all communication to and from the Ministry of
Environmental (or other applicable governmental authority) in respect therefor;

a detailed up-to-date budget for the Current UB Work (including all hard and soft
costs and projected cash flow), construction time schedule (including, without
limitation, the estimated completion date), architectural drawings and
specifications and the construction management agreement and other material
agreements for the construction of the Current UB Work;

a current Progress Report in respect of the Current UB Work;

the appraisal report prepared by an appraiser satisfactory to the Lender in
respect of the “as-is” value of the UB Property, accompanled by a transmittal
letter from the appraiser addressed to the Lender and confirming that it may be
relled upan by the Lender for mortgage lending purposes;

evidence confirming that there are no arrears of property or related taxes levied -
or assessed in respact of the UB Property;

certificate of insurance in respect of the UB Property, with the Lender indicated
as the second or third loss payee (as applicable) and additional insured and
endorsed with the standard mortgage clause, for full replacement value, with
coverage for fire, earthquake and such other coverage as the Lender may
require, and public liabllity Insurance with a minimum of CAD$2,000,000
coverage per occurrence; and

title insurance policy for a lender in respect of the UB Property (Selected) and the
Mortgage issued by a title insurer approved by the Lender containing such
endorsements as the Lender may require;

(e) the Lender shall have received and reviewed to its satisfaction:

0
@)

3)

(4
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the payout statement in respect of the Subordinated Hote! Indebtedness;
a wiitten confirmation issued by the Senlor Hotel Lender:

(A) in respect of the current balance of the Senior Hotel Indebtedness, and
that such indebtedness remains in good standing;

(B) all Senior Hotel Lender LCs have been cancelled; and

(C) that the Borrower has made the Senlor Hotel tnitlal Pay-Down and,
subject to Section 6.2(b), the Senior Hotel $1.2MM Pay-Down;

a written confirmation issued by the UB Lender in respect of the UB Lender
Indebtedness, and that such indebtedness remains in good standing;

a written confirmation issued by the VTB Lender:
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(9)

(h)

{0

)

(k)

(A) in respect of the VTB Indebtedness, and that such indebtedness remains
in good standing;

(B) that the VTB Pay-Down has been made, or there is arrangement
satisfactory to the VTB Lender that the VTB Pay-Down will be made
_ concurrently with the release of the proceeds of the Loan; and

(5) the agreement signed by the VTB Lender whereby it has agreed to the Revised
VTB 2020 Payment and Partial VTB Release;

the Lender and its solicitors shall have been satisfied that, immedtateiy upon the release
of the proceeds of the Loan:

(1) the Senior Hotel Funded Pay-Down will be made to the Senfor Hotel Lender; and

(2 the Senior Hotel Security will be discharged from the titls to the ITC Bar, upon
recelpt by the Senior Hotel Lender of the Senior Hotel Funded Pay-Down;

the Lender shall have received and reviewed to its satisfaction a written confirmation that
the Senlor Hotel Security has been discharged from the title to the parcels making up the
Complex (other than the Hote! Property and the ITC Bar);

the Lender shall have received and reviewed to its satisfaction that the Borrower has pald
and satisfied in full such Indebtedness as may be required In order to cause the
discharge of the following:

(1) the mortgage and assignment of rents registered against the titls to the Hote)
Property under land title registration numbers CA7801897 and CA7801898,
respectively; and

(2 the financing statement filed against the Borrower under base registration
number 802874L in the Perscnal Property Registry of British Columbla;

the Lender shall have conducted an inspection of the Property, saﬂsfactbry to the Lender
in all respects;

all reglstrations and filings In connection with the Security Decuments have been made to
the satisfaction of the Lender; and

no event shall have cccurred which constitutes, or which, with notice, lapse of time, or
both, would constitute, an Event of Defauit.

6. COVENANTS

6.1 General

Each of the Obligants covenants and agrees as follows:

(a)

CAN_DMS: \130441535\7

maintain the corporate existence of each corporate Obligant, and do or cause to be done
all things necessary to keep In full force and effect all licences and qualifications
necessary to cary on businsss In all jurisdictions in which It carries on buslness;
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(b)

()

(d)

()

(0

(9)

(h)
0

0

keep current of all property or related taxes and levies assessed in respect of the
Property, and all other taxes, rates, levies, charges and assessments charged or
assessed in relation to the business of each of the Obligants and the Property;

keep insured, with an Insurer acceptable to the Lender, the Property and the personal
property of the Obligants located thereon, with property and llabllity coverages
acceptable to the Lender, against such peril as the Lender may require from time to time;

promptly provide the Lender with the following:

(1)  upon recelpt of the same, all notices and other communication from the Senior
Hotel Lender, the VTB Lender or the UB Lender;

(2) concurrent with the delivery of the same to the Senior Hotel Lendar, the VTB
Lender or the UB Lender:

(A)  coples of all requests for advance, together with the applicable Progress
Report and all other documents and information accompanying the
same, under the Senior Hotel Loan Agreement or the UB Loan
Agreement, and

(B)  coples of all notice and other communication that the Obligants are
required to deliver under the applicable agreements;

and

(3) all other information reasonably requested by the Lender from time to time
concerning the Obligant' s financial condition and property (Iincluding, without
limitation, the Property), the progress of the construction of the Hotel and the
Current UB Work;

no less than monthiy, deliver to the Lender a Progress Report in respect of the Hotel
Property and the UB Lot 2&3;

permit and faciiitate the Lender and its agents to inspect the Property from to time upon
reasonable notice and during normal business hours;

permit the Lender and its representatives to visit the Property and the Borrower’s or the
UB Owner’s place of business, to examine its books and records and to make coples and
take extracts therefrom, and to discuss its affairs, finances and accounts with its
employees, accountants and external advisors, all at reascnable times and as often as
the Lender may reasonably request;

comply with all laws applicable to each Obligant and the Property;

promptly notify the Lender on becoming aware of the accurrence of any litigation, dispute,
arbitration or cther proceeding which would reasonably be expected to have a material
adverse effect on any Obligant or the Property if adversely determined, and from time to
time provide the Lender with all reasonable information requested by the Lender
conceming the status of any such proceeding;

continucusly apd difligent carry out:
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(k)

()

(m)

(n)

(0)

(P)

(@

()

Yy

(1) the construction of the Hotel Property and the commissioning Aand opening of the
Hotel for the general public in accordance with the budget and the plans and
specifications delivered to the Lender; and

2) the Current UB Work,

and, after such construction or work has completed, keep the Property in good condition
and repalr, and not cause or permit any waste, abandonment, demolition or destruction of
the Property;

comply in all material respacts with the Builders’ Lien Act (BC) and malntaln sufficient
holdbacks as required under that Act, release funds out of the holdbacks as may be
permitted under that Act and otherwise carry out all obligations of an "owner” (as defined
under that Act);

promptiy notify the Lender of any event which could result in any cost overrun, material
delay or change in the construction of the Hotel Properly, the development of the Hote! or
the Current UB Work;

promptiy fund in full, to the satisfaction of the Lender, all costs overruns and change
orders related to the Hotel Property or the Current UB Work, as and when they occur or
otherwise upon the Lender's request;

promptiy notify the Lender if the construction of the Hotel Property and the Hotel will not
be completed by the Hotel Completion Date;

when issued, deliver to the Lender a copy of each of (i) the ceriificate of substantial
completion by the architect of the Hotel Property, and (ii) the occupancy permit (whether
provisional or unconditional) of the Hotel Property by the City of Richmond;

not terminate, modify or otherwise change to the terms of any Hotel Management and
Licence Agreement or any Hotel Exclusive Amenities Agreement, which would have a
material adverse effect to the value of the Property and the Hotel;

except with the Lender’s prior written consent, not cause or permit any amendment or
supplement to any of the following agreements:

(1) the Senlor Hotel Loan Agreement and the Senior Hotel Security;
(2) the UB Loan Agreement and the UB Lender Security; and

(3) the VTB Agreement and the VT8 Security;

not apply:

(1) the loan proceeds under the Senior Hotel Loan Agreement for any use other than
the construction of the Hotel Property and the development of the Hotel; and

(2 the loan proceeds under the UB Loan Agreement for any use other than the
Current UB Work;
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(s) except with the Lender's written consent, not cause or permit any material change to any
budget, contracts, plans and specifications in respect of the Hotel Property or the Current
UB Work; '

® not make any Distributiocns or make any payments on account of any debt owing by any
of the Obligants to their respective shareholders, any other Obligants or any other
persons not dealing at an arm’s length from any of the Obligants;

(u) not create, assume, incur or permit the existence of any security interest, mortgage, lien,
charge, or other encumbrance whatsoever upon the Property or any assets ofany -
Obligant, except for Permitted Encumbrances;

v) not sell, transfer or otherwise dispose of its legal or beneficial interest in the Property or
any part thereof; and

(w)  notcause or pemit (i) any merger, amalgamation, arrangement, liquidation, dissclution,
consolidation or other reorganization of any of the corporate Obligants, (fi) any issuance,
transfer or other disposition of any shares or other securities (whether legal or beneficial
interest therein) in the capital of any corporate Obligant, or (Ili) other transaction that
would result in the change of control in any corporate Obligant, or the combination of any
corporate Obligant with or Into ancther person.

6.2  Additional Covenants

(a) Notwithstanding that any or all of the Priority Agreements have not been executed and
entered into by all applicable partles thereto as provided under Section 5(a)(2). the
Lender may release the proceeds of the Loan, provided that:

(1) all other conditions set out in Section § has been satisfled {or waived by the
Lender); and

{2) all such Priority Agreement will have been be executed and entered into by all
applicable parties, and all registrations in respect thereof made, within 30 days
after the date when the proceeds of the Loan are released to the Borrower.

For greater certainty, the failure to satisfy the foregoing condition under this
paragraph (2) shall constitute an Event of Defauit.

(b) If the Senior Hotel $1.2MM Pay-Down doas not complete on or before the date when the
proceeds of the Loan are released to the Borrower, then the Borrower shall:

(1) complote such pay-down no later than November 30, 2019; and

(2) when completed, deliver to the Lender a written confirmation issued by the
Senlor Hotel Lender about the then outstanding principal balance of the Senlor
Hotel Indebtedness,

7. DEFAULT
74 Event of Default
Each of the following events will constitute an “Event of Default® under this Agreement:
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(b)

(c)

(d)

(e)

U]

(9)

(h)

0

(k)

0]

(m)

(n)

any of the Obligants fail to pay any amount hereunder or under any of the other Loan
Documents when duse, or is In default of any other obligations hereunder or under any of
the other Loan Documents; _

any representation or warranty made by the Obligants herein or in any of the other Loan
Documents Is misleading or Inaccurate when made;

in the opinion of the Lender acting reasonably there is a material adverse change in the
finarclal oond[ﬁon. ownership, or operation of any Obligant;

the proceeds of the Loan have been applied for any purpose other than as permitted
hereunder;

any encumbrance, mortgage, charge, lien or Interest affecting the Property or any other
assets of any Obligant that are charged in favour of the Lender pursuant to any of the
Security Documents, is in default or otherwise bacomes enforceable;

any encumbrance, mortgage, charge, lien or interest, whether fixed or floating, is granted
upon, or otherwise attaches to, the Propsrty or any other assets of any Obligant charged
in favour of the Lender pursuant to any of the Security Documents, other than Permitted
Encumbrances;

the Property (or any part thereof) is damaged or destroyed In any material respect, in the
sole opinion of the Lender, or becomes the subject of expropriation proceedings;

the construction of the Hotel Property and the Hotel or the Current UB Work ceases for
more than 10 consecutive days;

in the opinion of the Lender, acting reasonably, that the construction of the Hotel Property
will not complete by the Hotel Completion Date;

the Borrower fails to complete the construction of the Hotel Property (as evidenced by the
issuance of a certificate of substantial completion by its architect) by Hotel Completion
Date (or such later date as the Lender may agree In writing);

' there is a default under ahy Hotel Management and Licence Agreement or Hotel

Exclusive Amenities Agreement, or any such agreement has been terminated (or a notice
of intention to terminate the same has been issued);

any litigation, arbltration or administrative proceeding has commenced against any of the
Obligants or the Property, which preceeding would, In the sole opinion of the Lender,
have a material adverse effect on that Obtigant or the Property if adversely determined;

any of the Obligants is unable to pay its debts as they generally fall due, or stops or
suspends or threatens to stop or suspend payment of its debts, as they generally fall due,
or is In default under any agreement by which that Obligant, any of its assets or the
Property may be bound;

a writ of execution, attachment or similar process has been issued or levied against any
of the Obligants, any of its assets or the Properly;
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(o) any of the Obligants Is adjudged or declared bankrupt or insolvent, or any of the
Obligants makes an assignment for the general benefit of creditors, or a receiver or
trustea in bankruptcy has been appolinted for any of the Obligants, any part of its assets
or the Property, or any proceedings have been commenced against any of the Obligants
under any reorganization, arrangement, relief or readjustment of debt or liquidation law of
any jurisdiction whether now or hereafter in effect, or any of the Obligants consents to,
approves of, or acquiesces in, any such proceeding;

(p) In respect of any Obligant that Is a corporation or a (imited partnership:

(1) an order is made, a resolution is passed or a motion is filed for its liquidation,
dissolution or winding-up; or

{2) there is any Issuance of its shares or units cr any change In the legal or
beneficlal ownership of its shares or units, in either case, that would resutt, in the
sole opinion of the Lender, in a change of its control which exists as of the date
hereof;

Q) any Obligant who Is an individual dies or Is declared to be incompetent by a court of
competent jurisdiction; or

(n any event of default has occurred and Is continuing, or a demand has otherwise been
issued by the Senior Hotel Lender, the VTB Lender or the UB Lender, undercr in
connection with (i) any of the Senior Hotel Indebtedness, the VTB Indebtedness or the
UB Lender Indebtedness, or (i) any Senior Hotel Security, the VTB Security or the UB
Lender Security.

7.2 Remedios
Upon an Event of Default, the Lender may do all or any of the following:

(@) declare the thén outstanding balance of the Loan Amount to be immediately due and
payable;

(b) - apply the balance of the Interest Reserve against the Loan Amount; and

(c) exercise any and all rights, powers, remedies and recourses available to the Lender
under this Agreement, the Security Documents, at law, in equity or otherwise.

8. RELATIONSHIP BETWEEN PARTIES

The relationship between the Borrower on one part and the Lender on the other part is that of debtor and
creditor, and not of a partnership, joint venture, co-venture cr the like.

9. CRIMINAL INTEREST RATE

Notwithstanding anything contained In this Agreement or any other Loan Documents, the parties hereto
agree that no "interest’ shall be pald or payable to the Lender in connection with the “credit advanced™ In
respect of the Loan at an annual rate of interest greater than that rate which Is one (1%) percent per
annum less than the “criminal rate" of interest (the “Maximum Rate").
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The Obligants will not pay, and the Lender will not demand from the Obligants, “interest’ on the “credit
advanced” in respect of the Loan which Is in excess of the Maximum Rate (any such excess, "Excess
Interest®),

The parties hereto agree that any “interest” recelved by the Lender on the “credit advanced" in respect of
the Loan which could, but for this Section, be construed as Excess Interest, will be automatically applied
to the Loan Amount as a repayment an account of the principal balance of the Loan then outstanding.

Ifit is at any time determined that, at the ime any Excess Interest was received by the Lender, and there
were no, or insufficlent, principal monies owing under the Loan to allow for an automatic reduction of the
principal balance of the Loan as contemplated above, then the partles hereto agree to reduce the
"interest’ pald by the Borrower on the “credit advanced® in respect of the Loan to the Maximum Rate by
elther one or a combination of the following:

(a) if the Loan Amount has not then been repald In full, by reducing the “interest” payable
thereafter on the “credit advanced" in respect of the Loan:

(1) firstly, by reducing the monies payable thereafter on account of the Commitment
Fee; and

(2 secondly if necessary, by reducing the monies payable thereafter on account of
Interest,

until the Exeeés Interest is repald to the Borrower in full; or

(b) if the Loan Amount has been repald in full, or there are insufficient monies due and owing
in account of the Loan Amount to allow for a repayment of the Excess Interest in
accordance with subparagraph (8) above, by repaying to the Borrower, on demand, that
amount which.would repay the outstanding Excess Interest in its entirety.

In this section words or phrases In quotations and which are defined in Section 347 of the Criminal Code
of Canada have the meaning set out in that section.

10.  GENERAL INDEMNITY

In addition to any llability of the Borrower to the Lender under any other provision hereof or the other Loan
Documents, the Borrower shall irdemnify the Lender and hold the Lender harmiess against any losses,
claims, costs, damages or liabllities (including, without limitation, any loss of profits or fees anticipated
hereunder, any expense or cost incurred in the liquidation and re-deployment of funds acquired to fund or
maintain any portion of an advance under the Loan and reasonable out of pocket expenses and legal
fees on a soliciter-and-his-own-client basis) incurred by the Lender as a result of or in connection with the
Loan or the Loan Documents, including as a result of or In connection with;

(@) the fallure of the Borrower to pay any interest, fee or any other amounts due hereunder
on its due date;

(b) the failure to give any notice required to be given by them or other Obligants to the
Lender hereunder;

provided that this Section 10 shall not apply to any losses, claims, costs, damages or liablfities suffered
by a Lender which arise by reason of the wilful misconduct or gross negligence of that Lender. The
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provisions of this Secticn 10 shall survive repayment of the Loan Amount and any other obligations in
connection herewith.

1. GENERAL
114 Evidence of Indebtedness

Each Lender shall maintain its books, accounts and records in respect of its tranche of the Loan, which
shall constitute, In the absence of manifest error, conclusive evidence of the indebtedness of the
Obligants to that Lender under the Loan, provided that any failure of a Lender to maintain the books,
accounts and records under this Section shall not affect the obligations of the Obligants to pay such
amounts to the Lender.

112 Lender's Expenses

The Borrower shall pay all expsnses (including all applicable taxes thereon) incurred by or on behalf of
the Lender in carrying out or attempting to carry out the transaction(s) contemplated hereby to completion
(including, without limitations, all legal fees and other costs incurred for the preparation, completion,
registration and enforcement of the Loan Documents), and in collecting the Loan Amount or enforcing its
rights and remedies under the Loan Documents.

Each such expense shall accrue Interest in accordance with Section 2.4 from the date it is incurred by or
on behalf of the Lender until such expense and the interest thereon are fully paid upon demand.

113  Gross-Up; Withholding

All amounts payable by an Obligant under this Commitment Letter and the other Loan Documents shall,
unless otherwise required by applicable laws, be made free and clear of, and without deduction for, any
amount in respect of withholding taxes. If an Obligant is required to deduct or withhold any amount in
respect of taxes from or in respect of any amount payable hereunder or under any of the other Loan
Documents, then:

(a) the Obligant shall pay to the applicable payee an additional amount as may be necessary
so that the net amount received by that payee after such deduction or withholding shall
not be less than the amount such payee would have received if no such deduction or
withholding had been mads; .

(b) the Obligant shall make such deductions or withholdings; and

(c) the Obtigant shall remit the full amoﬁnt deducted or withheld to the relevant taxing
authority in accordance with applicable laws, and provide evidence thereof to the Lender.

114 Goveming Law

This Agreement shall in all respects be governed by and be construed In accordancs with the iaws of
British Columbia and the laws of Canada applicable thereln.

118 Currency

All references to money herein and in any other Loan Documents mean the lawful money of Canada.

CAN_DMS: \130441636\7 27
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118  Judgment Currency

If, for the purposes of obtalning judgment n any court, it is necessary to convert a sum due hereunder or
under any other Loan Documents to the Lender In one currency (the °Original Currency”) into another
currency (the “Judgment Currency”), the parties agree, to the fullest extent that they may effectively do
so, that the rate of exchange used shall be that at which in accordance with normal banking procedures
Royal Bank of Canada (or such other Canadian chartered banks as the Lender may designate In its sole
discretion) could purchase the Original Currency with the Judgment Currency on the Business Day
preceding that on which the judgment is paid or satisfiad in full.

The obligations of the Borrower in respect of any sum due in the Original Currency from it to the Lender
under any Loan Document shall, notwithstanding any judgment in any Judgment Currency, be discharged
only to the extent that, on the Business Day following receipt by the Lender of any sum adjudged to be so
due in such Judgment Currency, the Lender may in accordance with normal banking procedures
purchase the Original Currency with such Judgment Currency. If the amount of the Original Currency so
purchased Is less than the sum originally due to the Lender In the Original Currency, the Borrower
agrees, as a separate obligation and notwithstanding any such judgment, to indemnify the Lender against
such loss and, if the amount of the Original Currency so purchased exceeds the sum originally due to'the
Lender In the Original Currency, the Lender agrees to remit such excess to the Borrower.

11.7 Severability

If any provision of this Agreement is determined to be Invalid or unenforceable by a court of competent
jurisdiction from which no further appeal lles or is taken, that provision shall be deemed to be severed
herefrom, and the remalning provisions of this Agreement shall not be affected thereby and shall remain
valid and enforceable.

118 Entire Agreoment

This Agreement and the other Loan Documents are intended by the Borrower and the Lender to be the
final, complete, and exclusive expression of the agreemant between the Borrower on one part and the
Lender on the other part relating to the Loan, and they supersede all prior understandings and
agreements, whether written or oral, among the parties relating to the same subject matter.

11.9 an-Morger

All representations, warranties, covenants and agreements contained in this Agreement shall survive the
execution, delivery and the registration of the Security Decuments and other Loan Documents and the
advance made on account of the Loan. '

11.10 Notice

Any notice required or permitted to be given under this Agreement or the Loan Documents shall be in
writing and delivered In person, or sent by e-mall transmission, or by mall, as follows:

(a) in the case of an Obligant:
1205-8400 West Road Richmond, BC V6X 0S7

Attention: Mo Yeung Ching
emall: michael@myiegroup.com

CAN_DMS:\1304416367 . 28



with a copy to:

Pryke Lambert Leathley Russell LLP
Suite 500 - North Tower, 5811 Cooney Road, Richmond, BC Canada V8X 3M1

Aftention: Thomas Russell
e-mall: trussell@PLLR.com

(b) in the case of the Lender:

clo Fox Island Development Ltd.

§516 Maple Street, Vancouver, BC V6M 3T7
Aftention: Gavin Wang

e-mail: wwy031@qgmail.com and wwyvip@163.com

with a copy to:

Norton Rose Fulbright Canada LLP
1800 - 510 West Georgia Street, Vancouver, BC, V6B 0M3

Attention: Matthew Chol
e-mall: matthew.chol@nortonrosefulbright.com

Any nofice so given will be deemed to have been given and received at the time of defivery in person, or
on the next Business Day following the day of fax or e-mail transmission of the same, or on five Business
Days after the date of posting. Any party hereto may from time to time by notice in writing change its
address or the deslgnated reciplent for the purposes of this Section.

1111 Further Assurance

The Borrower will perform, execute and deliver, and will cause to be performed, executed and delivered,
all such further acts, documents, instruments and matters as the Lender may reasonably require from
time to time to give effect to the purpose and intent of this Agreement and the other Loan Documents.

1112 Assignment by Obligants

None of the Obligants may assign or transfer its rights, interests in and obligations under this Agreement
to another person, without the Lender’s prior written consent.

1113 Assignment, and Grant of Participation and Security by Lender

The Lender may asslgn, syndicate or grant participations in its Loan (together with its interest in the Loan
Documents), and grant security interest in or mortgage of its Interest therein (Including, without limitation,
a mortgage of the Mortgage), at any time and from time to time, in an aggregate principal amount not
more than half of the principal amount of the Loan, to any persons, without any notice to or consent from
any Obligant.

For greater certainty and without limiting the generality of Section 11.11, but subject to the restriction In
the foregoing paragraph of this Section 11.13, each of the Obtigants:

CAN_DMS: \130441535\7 29
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(a) acknowledges that the Lender may grant mortgage charging its rights and interests in or
under the Loan Documents and make such registration as may be required or desirable
in all applicable registry or public offices, in connection therewith; and

(b) upon request of the Lender, will execute and deliver all such documents, instruments and
agreements as the Lender may reasonably require from time to time to give effect to the
foregoing. :

41.14 Enurement’

This Agreement shail be binding upon and enure to the benefit of the Obligants and the Lender and their
respective personel representatives, successors and permitted assigns.

1115 Counterparts

This Agreement may be executed in any number of counterparts, each of which when so executed shall

be deemed to be an original and all of which taken together constitute one and the same instrument, and
all such counterparts may be delivered by way of facsimile transmission or in PDF by e-mail to the other

party.
11.16 Conflict

In the event of any conflict or inconsistency between the provisions of this Agreement and the provisions
of any other Loan Document, the provistons of this Agresment will prevall to the extent of such conflict or
Inconsistency. _ :

[Signature Pages Follow.]
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I WITNESS WHEREOF the parties hereto eitecute this Agrssment on the date first abovie writteri.

Lendep,
‘FOX ISLAND DEVELOPMENT LTD,

‘Authordéd Signatory

[Borvovier's:Signatiire Page: Follows]

-(Sigriature Page (Lendars) - [TC2 -~ Bridge Loan Agreement )
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Borrower;
INTERNATIONAL TRADE CENTER
PROPERTIES LTD.
Per: =
- Mo Yeung Ching
Authorized Signatory

[Guarantors’ Acknowledgement Follows.)

[Signature Page (Borrower) ~ ITC2 - Bridge Loan Agreement }
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GUARANTORS' ACKNOWLEDGEMENT

For gocd and valuable consideration (the receipt and sufficiency of which are hereby acknowledged), the
Guarantors jointly and severally unconditionally guarantee the payment, ocbservance and performancs, on
demand, of the Borrower’ debts, obligations and liabiiities to the Lender in connection with the Loan.

Guarantors

MO YEUNG INTERNATIONAL ENTERPRISES
LTD.

Per:

Mo Yeung Ching
Authorized Signatory

HOTEL VERSANTE LTD.

Per:
Mo Yeufig Chin:
Authorized Signatory

SIGNED, SEALED AN

(seal)

NG CHING (also known as
MICHAEL CHING)

)
Name of WitnesBronmas Russgery, )
SOLICITOR )

— e Se-500-Nornt- Fover————
Address 8811 Cooney Roap )
Ricumonp, B.C, VaX SM1 )
)
)

Occupation Teumrmore 604-274-3765

[Guarantors’ Acknowledgement Contines.]

[Signature Page (Guarantors) - ITC2 - Bridge Loan Agreement )



KENSINGTON UNION BAY PROPERTIES
LIMITED PARTNERSHIP, by its general
partner, KENSINGTON UNION BAY
PROPERTIES GP LTD.

Per:

Lin 9
Authorized Signatory

KENSINGTON UNION BAY PROPERTIES GP
LTD.

Per:

Lin ng
Authorized Signatory

34083 YUKON INC.

Per:

Linda Ching
Authorized Signatory

[Signature Page (Guarentors) - ITC2 ~ Bridge Loan Agreement )
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Schedule A
ITC Property
(a) 030-795-851

Alr Space Parcel 2 Section 21 Block § North Range 6 West New Westminster District Air Space
Plan EPP739885

(‘ITC ASPZ")
(b)  029-611-598

Lot 1 Section 21 Block 5 North Range 6 West New Westminster District Plan EPP37734 Except
Alr Space Plan EPP73085

(‘iTC Remainder”)
(c) 030-797-691

Strata Lot 1 Section 21 Block 5 North Range 6 West New Westminster District Strata Plan
EPS5802

('ITC Bar’)

CAN_DMS: \130441536\7
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Schedule B
UB Property
(8)  028-731-492

Lot 1, District Lot 154,-Nanalmo District, Sections 31 and 32 Township 1 and District Lot 28
Nelson District Plan EPP15507 Except Part in Plan EPP56910

(‘UB Lot 1)
(b)  028-731-865
Lot 2 District Lot 28 Nelson District Plan EPP15507
(‘UB Lot 2°)
(©  028-731-531

Lot 3 District Lot 154, Nanaimo District, Section 32 Township 1 and District Lot 28 Nelson District
Plan EPP16807

("UB Lot 3")
(d  028-731-549

Lot 4 Sections 31 and 32 Township 1 and District Lot 28 Nelson District Plan EPP15507 Except
Plan EPP78088

("UB Lot 4")

(e)  028-330-633
Lot A District Lot 28, Nelson District Plan EPP8011
("UB Lot A%)

CAN_DMS: \130441535\7



Exhibit “C” referred to in the Affidavit
of Mo Yeung (Michael) Ching affirmed
before me at Vancouver, British
Columbia this 20" day of October
2025,

pd

Mén(iséionerm{tary Public for the
ro

vince of British Columbia

%%
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Status: Registered Doc#: CA7519726 RCVD: 2018-05-24 RQST: 2025-04-22 09.37.38
FORM_O_va4 (Chargo) NEW WESTMINSTER LAND TITLE OFFICE
LAND TITLE ACT -24- 52:07.
wommeacr | o Mey242019 145207001  CA7519726 CA7519836
GENERAL INSTRUMENT - PART 1 Province of British Columbia PAGE 1 OF 123 PAGES

i Digitally signed by Sarah,

Your electronic signature is a representation that you are a subscriber as defined by the
Land Title Act, RSBC 1996 ¢.250, and that you have applied your electronic signature

arah Ann Ann Batut ACKSSS
i dance with Section 168.3, and a true y of that true L 08 i ) 12019.05.24
;r:!::;.:ssessxon. o s COBy, ora copy copniin - Batut ACK§.8-S 14:15:11 -07'00'

1.

2.

APFLICATION: (Name, address, phone number of applicant, applicant's solicitor or agent)
Megan Sedmak, Paralegal, of Fasken Martineau Dumoulin LLP
Barristers & Sclicitors Telephone: 604-631-3131

2800 - 550 Burrard Street LTO No.: 11565
Vancouver BC V6C 0A3 File No.: 204188.00002/18386

Document Fees: $8,231.76 Deduct LTSA Fees? Yes .

PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND:
(PID] (LEGAL DESCRIPTION]

SEE SCHEDULE

st YEs [

3.

NATURE OF INTEREST CHARGENO.  ADDITIONAL INFORMATION
SEE SCHEDULE

4.

TERMS: Part 2 of this instrument consists of (select one only)
(a)|_|Filed Standard Charge Terms D.F. No. (b)) Express Charge Terms Annexed as Part 2
A selection of (a) includes any additional or modified terms refered to in ltem 7 or in a schedule annexed to this instrument.

s.

6.

TRANSFEROR(S):
SEE SCHEDULE

TRANSFEREE(S): (including postal address(es) and postal code(s))

SEE SCHEDULE

ADDITIONAL OR MODIFIED TERMS:
N/A

EXECUTION(S): This instrument creates, assigns, modifies, enlarges, discharges or governs the priority of the interesi(s) described in Item 3 and
ll'lle hamfcml(;:) and every other signatory agree to be bound by this instrument, and acknowledge(s) receipt of a true copy of the filed standard
charge terms, if any.

Officer Signature(s) _YEmeg’mrmL Transferor(s) Signature(s)
P INTERNATIONAL TRADE CENTRE
SARAH BATUT PROPERTIES LTD.

Barrister & Solicitor 19 | 04 | 01 by its authorized signatory(ies):
Fasken Martineau DuMaulin LLP -
2900 - 550 Burrard Street Name: Michael Ching
Vancouver, BC V6C 0A3
604 631 4954

Name:

OFFICER CERTIFICATION:

Your signature constitutes a representation that you are a solicitor, notary public or other person authorized by the Evidence Act, R.S.B.C. 1996, c.124, 10
take affidavits for use in British Columbia and certifies the mattors sct out in Pant § of the Land Tile Act as they pertain to the execution of this
instrument.

Page 10f 123



Status: Registered Doc #: CA7519726 RCVD: 2019-05-24 RQST: 2025-04-22 09.37.38
FORM_D1_V24
LAND TITLE ACT
FORMD
EXECUTIONS CONTINUED PAGE 2 of 123 PAGES
Officer Signature(s) Execution Date Transferor/ Borrower / Party Signature(s)
Y [ M| D
INTERNATIONAL TRADE CENTRE
SARAH BATUT 19 | 04 | O1 PROPERTIES LTD.
. s i rized signatory(ies):
Barrister & Solicitor by its authrized signatory(ies)
Fasken Martineau DuMoulin LLP i -
2800 - 550 Burrard Street Name: Michael Ching
Vancouver, BC V6C 0A3
604 631 4954
Name:
INTERNATIONAL TRADE CENTRE
SARAH BATUT 19 | 04 | O1 PHQPEHTIES LTD. '
Barrister & Solicitor by its authorized signatory(ies):
Fasken Martineau DuMoulin LLP
2900 - 550 Burrard Street Name: Michael Ching
Vancouver, BC V6C 0A3
604 631 4954
Name:
INTERNATIONAL TRADE CENTRE
SARAH BATUT 19 | 04 | 01 PROPERTIES LTD.
Barrister & Solicitor by its authorized signatory(ies):
Fasken Marlineau DuMoulin LLP
2900 - 550 Burrard Street Name: Michael Ching
Vancouver, BC V6C 0A3
604 631 4954
Name:
OFFICER CERTIFICATION:

Your signature constitutes a representation that you are a solicitor,
to take affidavits for use in British Columbia and centifies the m

instrument,

eotary public or other person authorized by the Evidence Act, RS.B.C. 1996, c.124,
atters set out in Pant 5 of the Land Tirle Act as they pertain 1o the execution of this

Page 2 of 123
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Status: Registered Dec #: CA7519726 RCVD: 2019-05-24 RQST: 2025-04-22 09.37.38
FCRM_D1_Vv24
LAND TITLE ACT
FORMD
EXECUTIONS CONTINUED PAGE 3 of 123 PAGES
Officer Signature(s) Ezecution Date Transferor / Borrower / Party Signature(s)
Y [ M| D
INTERNATIONAL TRADE CENTRE
SARAH BATUT 19 | 04 | 01 PH_OPEI?hTIES IJTD o
. . es):
Barrister & Solicitor by its authorized signatory(ies)
Fasken Martineau DuMoulin LLP -
2800 - 550 Burrard Street Name: Michael Ching
Vancouver, BC V6C 0A3
604 631 4954
Name:
INTERNATIONAL TRADE CENTRE
SARAH BATUT 19 | 04 | O1 PR_OPERTIE.S LTp. ]
Barrister & Solicitor by its authorized signatory(ies):
Fasken Martineau DuMgoulin LLP
2900 - 550 Burrard Street Name: Michael Ching
Vancouver, BC V6C 0A3
604 631 4954
Name:
CITY OF RICHMOND
Jennifer L. Hayes 19 | 04 | 10 by its autherized signatory(ies):
Barrister & Solicitor
City of Richmond
6911 No. 3 Road MALCOM D. BRODIE, Mayor
Richmond, BC V6Y 2C1
DAVID WEBER, Corporate Officer

OFFICER CERTIFICATION:

Your signature constitutes a representation that Yyou are a solicitor, notary public or other person authorized by the Evidence Act, R.S.B.C. 1996, c.124,
to take affidavits for use in British Cofumbia and certifies the matters set out in Pant 5 of the Land T¥tle Act as they pertain to the execution of this

instrument.

Page 3 of 123
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Status: Registered Doc #: CA7518726 RCVD: 2019-05-24 RQST: 2025-04-22 09.37.38
FORM_D1_V24
LAND TITLE ACT
FORMD
EXECUTIONS CONTINUED PAGE 4 of 123 PAGES
Officer Signature(s) Execution Date Transferor/ Borrower / Party Signature(s)
Y | M| D |
ROMSPEN INVESTMENT
JOEL MICKELSON 19 |04 | 22 QORPORATION by its authorized
Barrister & Solicitor Signatory(ies):
162 Cumberiand Street, Suite 300 E—
Toronto, ON M5R 3N5 Name: Blake Cassidy, Director
Direct Line: 416.929.4870
Name:
BROADWAY CAMERA LTD. by its
SARAH BATUT 19 104 | 01 authorized signatory(ies):
Barrister & Solicitor
Fasken Martineau DuMoulin LLP Name: Jchn Lo
2900 - 550 Burrard Street
Vancouver, BC V6C 0A3
604 631 4954 Name:

OFFICER CERTIFICATION:

Your signature constitutes a representation that you are a solicitor,

to take affidavits for use in British Columbia and cenifies the
instrument,

notary public or other persan authorized by the Evidence Act, RS.B.C. 1996, c.124,

matters sct out in Part 5 of the Land Tide Act as they pertain to the execution of this

Page 4 of 123
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Status: Registered Doc #: CA7519726 RCVD: 2019-056-24 RQST: 2025-04-22 09.37.38
FORM_E_v24

LAND TITLE ACT

FORME

SCHEDULE PAGE § OF 123 PAGES

2. PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND:
PID) (LEGAL DESCRIPTION]

029-611-598  |LOT 1 SECTION 21 BLOCK 5 NORTH RANGE 6 WEST NEW WESTMINSTER
DISTRICT PLAN EPP37734 EXCEPT AIR SPACE PLAN EPP73985

st vesO

2. PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND:
(PID) [LEGAL DESCRIPTION]

NO PID NMBR AIR SPACE PARCEL 1 SECTION 21 BLOCK 5 NORTH RANGE 6 WEST NEW
WESTMINSTER DISTRICT AIR SPACE PLAN EPP73985
STC? YES

[Related Plan Number]
EPP73985

2. PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND:
PID] [LEGAL DESCRIPTION]

NO PID NMBR AIR SPACE PARCEL 2 SECTION 21 BLOCK 5 NORTH RANGE 6 WEST NEW
WESTMINSTER DISTRICT AIR SPACE PLAN EPP73985
STC? YES

[Related Plan Number]
EPP73985

Page 6 of 123
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Status: Registered Doc#: CA7519726 RCVD: 2018-05-24 RQST: 2025-04-22 09.37.38
FORM_E_v2¢

LAND TITLE ACT
FORME

SCHEDULE PAGE 6 OF 123 PAGES

2. PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND:
[PD] [LEGAL DESCRIPTION]

NO PID NMBR AIR SPACE PARCEL 3 SECTION 21 BLOCK 5 NORTH RANGE 6 WEST NEW
WESTMINSTER DISTRICT AIR SPACE PLAN EPP73985

STC?  YES

(Related Plan Number]
EPP73985

2. PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND:
[PID) (LEGAL DESCRIPTION]

NO PID NMBR AR SPACE PARCEL 4 SECTION 21 BLOCK § NORTH RANGE 6 WEST NEW
WESTMINSTER DISTRICT AIR SPACE PLAN EPP73985
STC? YES

[Related Plan Number}
EPP73985

" 2. PARCEL IDENTIFIER AND LEGAL DESCRIPTION GFLAND:
(PID) [LEGAL DESCRIPTION]

NO PID NMBR AlR SPACE PARCEL 5 SECTION 21 BLOCK 5 NORTH RANGE 6 WEST NEW
WESTMINSTER DISTRICT AIR SPACE PLAN EPP73985
STC? YES

[Refated Plan Number]
EPP73985

Page 6 of 123
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Status: Registared Doc#: CA7519726 RCVD: 2019-05-24 RQST: 2025-04-22 09.37.38
FORM_E_V24

LAND TITLE ACT

FORME

SCHEDULE PAGE 7 OF 123 PAGES

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Easement See Schedule (Row 1, Page 27)

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement See Page 123

NATURE OF INTEREST CHARGE NoO. ADDITIONAL INFORMATION

Easement See Schedule (Row 2, Page 27)

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 123

Page 7 of 123
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Status: Registered Doc#: CA7519726 RCVD: 2019-05-24 RQST: 2025-04-22 09.37.38
FORM_E_V24

LAND TITLE ACT

FORME

SCHEBULE PAGE 8 OF 123 PAGES

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Easemenit See Schedule (Row 3, Page 27)

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement See Page 123

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Easement See Schedule (Row 4, Page 28)

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 123

Page 8 of 123
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Status: Registered Ooc # CA7519726 RCVD: 2019-05-24 RQST: 2025-04-22 09.37.38
FORM_E_v24

LAND TITLE ACT

FORME

SCHEDULE PAGE 9 OF 123 PAGES

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Easement See Schedute (Row 5, Page 28)

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGE NO, ADDITIONAL INFORMATION

Priority Agreement See Page 123

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Easement See Schedule (Row 6, Page 28)

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 123

Page 9 of 123
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Status: Registered Doc#: CA7519726 RCVD: 2019-05-24 RQST: 2025-04-22 09.37.38
FORM_E_va¢

LAND TITLE ACT

FORME

SCHEDULE PAGE 10 OF 123 PAGES

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Easement Section 2.1 (Schedule A, Aow 7)
Over No PID Nmbr Air Space Parcel 3 Sec 21 Bk 5§
North Rge 6 West NWD Air Space Plan EPP73985
Dominant Lands: No PID Nmbr Air Space Parcel 4
Sec 21 Block 5 North Range 6 West NWD Air
Space Plan EPP73985; and PID: 029-611-598 Lot
1 Section 21 Block 5 North Range 6 West NWD
Plan EPP37734 Except Air Space Plan EPP73985

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement See Page 123

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Easement Section 2.1 (Schedute A, Row 8)
Over No PID Nmbr Air Space Parcel 4 Section 21
Block 5 North Range 6 West New Westminster
District Air Space Plan EPP73985
Dominant Lands: No PID Nmbr Air Space Parce! 3
Section 21 Block 5 North Range 6 Wast New
Westminster District Air Space Plan EPP73985

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement Saee Page 122

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 123

Page 10 of 123
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Status: Registered Doc #: CA7519726 RCVD: 2018-05-24 RQST: 2025-04-22 09.37.38
FORM_E_v24

LAND TITLE ACT

FORME

SCHEDULE PAGE 11 OF 123 PAGES

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Easement See Schedule (Row 9, Page 29)

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 123

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Easement See Schedule (Row 10a, Page 29)

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 123

Page 11 0f 123
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Status: Registered Doc & CA7519726 RCVD: 2019-05-24 RQST: 2025-04-22 09.37.38
FORM_E_v24

LAND TITLE ACT

FORME

SCHEDULE PAGE 12 OF 123 PAGES

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Easement See Schedute (Row 10b, Page 29)

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement See Page 123

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Easement See Schedule (Row 10c, Page 30)

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGENO, ADDITIONAL INFORMATION

Priority Agreement See Page 123

Page 12 of 123
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Status: Registered Doc#: CA7519726 RCVD: 2019-05-24 RQST: 2025-04-22 09.37.38
FCRM_E_va¢

LAND TITLE ACT

FORME

SCHEDULE PAGE 13 OF 123 PAGES

NATURE OF INTEREST CHARGENO, ADDITIONAL INFORMATION

Easement See Schedule (Row 10d, Page 30)

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 123

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Easement See Schedule (Row 10e, Page 30)

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 123

Page 13 of 123
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Status: Registered Doc # CA7519726 RCVD: 2019-05-24 RQST: 2025-04-22 09.37.38
FORM_E_V24

LAND TITLEACT

FORME

SCHEDULE PAGE 14 OF 123 PAGES

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Easement See Schedule (Row 101, Page 31)

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 123

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Easement See Schedule (Row 11a, Page 31)

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement See Page 123

Page 14 of 123
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RCVD: 2019-05-24 RQST: 2025-04-22 09.37.38

Status: Registered Doc#: CA7519726

'FORM_E_V24
LAND TITLE ACT
FORM E
SCHEDULE PAGE 15 OF 123 PAGES
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
Easement See Schedule (Row 11b, Page 31)
NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION
Priority Agreement See Page 122
NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION
Priority Agreement See Page 123
NATURE OF INTEREST CHARGE NO, ADDITIONAL INFORMATION
Easement See Schedule (Row 11¢, Page 32)
NATURE OF INTEREST CHARGE NO., ADDITIONAL INFORMATION
Priority Agreement See Page 122
NATURE OF INTEREST CHARGENO, ADDITIONAL INFORMATION
Priority Agreement See Page 123
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NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION
Easement See Schedule (Row 11d, Page 32)
NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION
Priority Agreement See Page 122
NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION
_Priority Agreement See Page 123
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
Easement See Schedule (Row 11e, Page 32)
NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION
Priority Agreement See Page 122
NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION
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NATURE OF INTEREST CHARGE NO, ADDITIONAL INFORMATION

Easement See Schedute (Row 111, Page 33)

NATURE OF INTEREST CHARGE NO, ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGE NO, ADDITIONAL INFORMATION

Priority Agreement See Page 123

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Easement See Scheduls (Row 12, Page 33)

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement See Page 123
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NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Easement See Schedule (Row 13, Page 33)

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 123

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Easement Section 2.1 (Schedule A, Row 14)
Qver PID: 029-611-538 Lot 1 Section 21 Block §
North Range 6 West New Westminster District Plan
EPP37734 Except Air Space Plan EPP73985
Dominant Lands: No PID Nmbr Air Space Parcel 2
Section 21 Block 5 North Range 6 West New
Weslminster District Air Space Plan EPP73985

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 123
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SCHEDULE PAGE 19 OF 123 PAGES
NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION
Easement See Schedute (Row 15, Page 33)
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
Priority Agreement See Page 122
NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION
Priority Agreement See Page 123
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
Easement Section 2.1 (Schedule A, Row 16a)
Over No PID Nmbr Air Space Parcel 1 Section 21
Block 5 North Range 6 West New Westminster
District Air Space Plan EPP73985
Dominant Lands:
No PID Number Air Space Parce! 2 Section 21
Block 5 North Range 6 Wesl New Westminster
‘ . ) ] District Air Space Plan EPP73985
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
Priority Agreement See Page 122
NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION
Priority Agreement See Page 123
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NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Easement Section 2.1 (Schedule A, Row 16b)
Over No PID Nmbr Air Space Parcel 2 Section 21
Block 5 North Range 6 West New Westminster
District Air Space Plan EPP73985
Dominant Lands:
No PID Number Air Space Parce! 1 Secticn 21
Block 5 North Range 6 West New Westminster
District Air Space Plan EPP73985

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement See Page 123

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Easement See Schedule (Row 17, Page 34)

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 123
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NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Easement See Schedule (Row 18, Page 34)

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement See Page 123

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Easement See Schedule (Row 19, Page 34)

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGENO., ADDITIONAL INFORMATION

Priority Agreement See Page 123
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Easement See Schedule (Row 20, Page 34)
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
Priority Agreement Sea Page 122
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
Priority Agreement See Page 123
NATURE OF INTEREST CHARGE NO, ADDITIONAL INFORMATION
Easement See Schedule (Row 21, Page 34)
NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION
Priority Agreement See Page 122
NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION
Priority Agreement

See Page 123
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NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Easement See Schedule (Row 22, Page 35)

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Pricrity Agreement See Page 123

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Easement Sectlion 2.1 (Schedule A, Row 23)
Over No PID Nmbr Air Space Parcel 5 Section 21
Block 5 North Range 6 West New Westminster
Districl Air Space Plan EPP73985
Dominant Lands: No PID Nmbr Air Space Parcel 2
Section 21 Block § North Range 6 West New
Westminster District Air Space Plan EPP73985

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement Seo Page 123
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NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Covenant Section 9.1, Page 73

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Pl'IOl'ﬂ)’ Agreement See Page 123

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Covenant Section 9.2, Page 77
as to PID: 029-611-598 Lot 1 Sectian 21 Block 5
North Range 6 West NWD Plan EPP37734 Excep!
Air Space Plan EPP73985

NATURE OF INTEREST CHARGE NoO, ADDITIONAL INFORMATION

Priority Agreement See Page 122

NA'I‘URB OFINTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 123
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NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Statutory Right of Way Section 10.1, Page 78

NATURE OF INTEREST CHARGENO, ADDITIONAL INFORMATION

Priority Agreement See Page 122

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

Priority Agreement See Page 123

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION

NATURE OF INTEREST CHARGENO. ADDITIONAL INFORMATION
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BnmmmmmmmmmoummmowAsmmmammummnonmmmowmmm MORTGAGE FORM, OR GENERAL
INSTRUMENT FORM.

5. TRANSFEROR(S):

INTERNATIONAL TRADE CENTRE PROPERTIES LTD. {Inc. No. BC0909412), as owner of the
Remainder

INTERNATIONAL TRADE CENTRE PROPERTIES LTD. (Inc. No. BC0809412), as owner of ASP 1

INTERNATIONAL TRADE CENTRE PROPERTIES LTD. (Inc. No. BC0809412), as owner of ASP 2
INTERNATIONAL TRADE CENTRE PROPERTIES LTD. (Inc. No. BC0909412), as owner of ASP 3
INTERNATIONAL TRADE CENTRE PROPERTIES LTD. (Inc. No. BC0909412), as owner of ASP 4
INTERNATIONAL TRADE CENTRE PROPERTIES LTD. (Inc. No. BC0909412), as owner of ASP 5
ROMSPEN INVESTMENT CORPORATION (inc. No. A0067154) (as to priority)

BROADWAY CAMERA LTD. (Inc No. BC0249905) (as to priority)

6. TRANSFEREE(S): (including postal address(es) and postal code(s))

INTERNATIONAL TRADE CENTRE PROPERTIES LTD. (inc. No. BC0909412), of Suite 500 - North
Tower, 5811 Cooney Road, Richmond, BC V6X 3M1 (as to easements in favour of the Remainder)

INTERNATIONAL TRADE CENTRE PROPERTIES LTD. (Inc. No. BC0909412), of Suite 500 - North
Tower, 5811 Cooney Road, Richmond, BC V6X 3M1 (as to easements in favour of ASP 1)

INTERNATIONAL TRADE CENTRE PROPERTIES LTD. (Inc. No. BC0909412), of Suite 500 - North
Tower, 5811 Cooney Road, Richmond, BC V6X 3M1 (as to easements in favour of ASP 2)

. INTERNATIONAL TRADE CENTRE PROPERTIES LTD. (Inc. No. BC0909412), of Suite 500 - North
Tower, 5811 Cooney Road, Richmorid, BC V6X 3M1 (as to éasements in favour of ASP 3)

INTERNATIONAL TRADE CENTRE PROPERTIES LTD. {Inc. No. BC0909412), of Suite 500 - North
Tower, 5811 Cooney Road, Richmond, BC V6X 3M1 (as to easements in favour of ASP 4)

INTERNATIONAL TRADE CENTRE PROPERTIES LTD. {Inc. No. BC0909412), of Suite 500 - North
Tower, 5811 Cooney Road, Richmond, BC V6X 3M1 (as o easements in favour of ASP 5)

CITY OF RICHMOND, of 6911 No. 3 Road, Richmond, BC V6Y 2C1 (as to the Section 219 Covenants
and Statutory Right of Way)

Page 26 of 123
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ENTER THE REQUIRED INFORMATION IN THE SAME ORDER AS THE INFORMATION
MUST APPEAR ON THE FREEHOLD TRANSFER FORM, MORTGAGE FORM OR GENERAL
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3. NATURE OF INTEREST
ADDITIONAL INFORMATION

1.

Section 2.1 (Schedule A, Row 1)

Over No PID Number Air Space Parcel 1 Section 21 Block 5 North Range 6 West New
Waestminster District Alr Space Plan EPP73985

Dominant Lands:

No PID Number Alr Space Parcel 2 Sectlon 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP7398S;

No PID Number Alr Space Parcel 3 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Pian EPP73985;

No PID Number Alr Space Parcel 4 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985;

No PID Number Alr Space Parcel 5 Section 21 Block 5 Nerth Range 6 West New Westminster
District Air Space Plan EPP73985; and

PID: 029-611-588 Lot 1 Section 21 Block 5 North Range 6 West NWD Plan EPP37734 Except
Alr Space Plan EPP73985

Sedlion 2.1 (Schedule A, Row 2)

Over No PID Number Ar Space Parcel 2 Section 21 Black 5 North Range 6 West New
Westminster District Alr Space Plan EPP73985

Dominant Lands:

No PID Number Air Space Parcel 1 Section 21 Block 5 North Range 6 West New Westminster
District Air Space Flan EPP73985;

No PID Number Air Space Parcel 3 Section 21 Block 5 North Range 6 West New Westminster
District Air Space Pian EPP73985;

No FID Number Air Space Parcel 4 Section 21 Block 5 North Range 6 West New Westminster
District Air Space Plan EPP73985;

No PID Number Alr Space Parcel 5 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73885; and

PID: 028-611-598 Lot 1 Section 21 Blcck 5 North Range 6 West NWD Flan EPP37734 Except
Air Space Plan EPP73985 . . . S .

Section 2.1 (Schedule A, Row 3)

Over No PID Number Air Space Parcel 3 Section 21 Bleck 5 North Range 6 West New
Westminster District Alr Space Plan EPP73885

Dominant Lands:

No PID Number Alr Space Parcel 1 Section 21 Block § North Range 6 West New Westminster
District Alr Space Plan EPP73985;

No PID Number Alr Space Parcel 2 Section 21 Block § North Range 6 West New Westminster
District Alr Space Flan EPP73985;

No PID Number Air Space Parcel 4 Section 21 Block § North Range 6 West New Westminster
District Alr Space Plan EPP73985;

No PID Number Alr Space Parce! § Section 21 Bleck § North Range 6 West New Westminster
District Alr Space Plan EPP73985; and

PID: 029-611-588 Lot 1 Section 21 Block § North Range 6 West NWD Plan EPP37734 Except
Alr Space Plan EPP73985

294188.00002/93095675.2
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ENTER THE REQUIRED INFORMATION IN THE SAME ORDER AS THE INFORMATION
MUST APPEAR ON THE FREEHOLD TRANSFER FORM, MORTGAGE FORM OR GENERAL
DOCUMENT FORM.

4.

Section 2.1 (Schedule A, Row 4)

Over No PID Number Alr Space Parce! 4 Section 21 Block 5 North Range 6 West New
Westminster District Air Space Plan EPP73985

Ocminant Lands:

No PID Number Air Space Parcel 1 Section 21 Block 5§ North Range 6 West New Westminster
District Alr Space Flan EPP73685;

No PID Number Air Space Parcel 2 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Flan EPP73985;

No PID Number Alr Space Parcel 3 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985;

No PID Number Alr Space Parcel 5 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985; and

PID: 029-611-598 Lot 1 Section 21 Black 5 North Range 6 West NWD Plan EPP37734 Except
Alr Space Plan EPP73985

Sectlon 2.1 (Schedule A, Row 5)

Over No PID Number Air Space Parcel 5 Section 21 Black 5 North Range 6 West New
Waestminster District Air Space Plan EPP73985

Dominant Lands:

No PID Number Alr Space Parce! 1 Section 21 Black 5 Nerth Range 6 West New Westminster
District Alr Space Plan EPP73985;

No PID Number Alr Space Parcel 2 Section 21 Block 5 Norih Range 6 West New Westminster
District Air Space Plan EPP73985;

No PID Number Alr Space Parcel 3 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73885;

No PID Number Air Space Parcel 4 Section 21 Block 5 North Range 6 West New Westminster
District Air Space Plan EPP73985; and

PID: 028-611-588 Lot 1 Section 21 Block 5 North Range 6 West NWD Pian EPP37734 Except
Alr Space Plan EPP73985

Section 2.1 (Schedule A, Row 6)

Over PID: 029-611-598 Lot 1 Section 21 Block 5 North Range 6 West New Westminster
District Plan EPP37734 Except Alr Space Plan EPP73985 - ’ :
Dominant Lands:

No PID Number Alr Space Parcel 1 Section 21 Block § North Range 6 West New Westminster
District Alr Space Pian EPP73985;

No PID Number Air Space Parcel 2 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985;

No PID Number Alr Space Parcel 3 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985;

No PID Number Alr Space Parcel 4 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985; and

No PID Number Air Space Parcel 5 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985

294188.00002/93095675.2
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ENTER THE REQUIRED INFORMATION IN THE SAME ORDER AS THE INFORMATION
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BOCUMENT FORM.

9.

10a.

10b.

Section 21 (Schedule A, Row 8)

Over PID: 029-611-588 Lot 1 Section 21 Block 5 North Range 6 West New Westminster
District Plan EPP37734 Except Alr Space Plan EPP73985

Dominant Lands:

No PID Number Air Space Parcel 1 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Pian EPP73985;

No PID Number Air Space Parcel 2 Section 21 Block 5§ North Range 6 West New Westminster
District Alr Space Pian EPP73885;

No PID Number Air Space Parcel 3 Section 21 Block 5 North Range 6 West New Westminster
District Air Space Plan EPP73985;

No PID Number Alr Space Parcel 4 Section 21 Block 5 North Range 6 West New Westminster
District Air Space Plan EPP73885; and

No PID Number Alr Space Parcel 5 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP739885

Section 2.1 (Schedule A, Row 10a)

Over No PID Number Air Space Parcel 1 Section 21 Block 5 North Range 6 West New
Westminster District Alr Space Plan EPP73985;

Dominant Lands:

No PID Number Air Space Parcel 2 Section 21 Block 5 North Range 6 West New Westminster
District Air Space Plan EPP73985; :

No PID Number Alr Space Parce! 3 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Pian EPP73885;

No PID Number Alr Space Parcel 4 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Pian EPP73985;

No PID Number Air Space Parcel 5 Section 21 Block 5 North Range 6 West New Westminster
District Air Space Pian EPP73985; and

PID: 028-611-598 Lot 1 Section 21 Block 5 North Range 6 West NWD Plan EPP37734 Except
Alr Space Plan EPP73985

Section 2.1 (Schedule A, Row 10b)

Over No PID Number Air Space Parcel 2 Section 21 Black 5 North Range 6 West New
Westminster District Air Space Plan EPP73985; - . : .
Dominant Lands:

No PID Number Air Space Parcel 1 Section 21 Block § North Range 6 West New Westminster
District Alr Space Flan EPP73985;

No PID Number Air Space Parcel 3 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985;

No PID Number Alr Space Parce! 4 Section 21 Block 5 North Range 6 West New Westminster
Oistrict Alr Space Pian EPP73985;

No PID Number Alr Space Parcel § Section 21 Block 5 North Range 6 West New Westminster
District Air Space Plan EPP73985; and

PID: 029-611-598 Lot 1 Section 21 Block 5 North Range 6 West NWD Plan EPP37734 Except
Alr Space Plan EPP73985

294188.00002/930956752
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ENTER THE REQUIRED INFORMATION IN THE SAME ORDER AS THE INFORMATION
MUST APPEAR ON THE FREEHOLD TRANSFER FORM, MORTGAGE FORM OR GENERAL
BOCUMENT FORM.

gc. Section2.1 (Schedule A, Row 10¢)

" Over No PID Number Air Space Parcel 3 Section 21 Block 5 North Range 6 West New
Westminster District Alr Space Plan EPP73985
Dominant Lands:
No PID Number Air Space Parcel 1 Section 21 Block S North Range 6 West New Westminster
District Alr Space Plan EPP739885;
No PID Number Air Space Parce! 2 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985;
No PID Number Air Space Parcel 4 Section 21 Block 5 North Range 6 West New Westminster
District Air Space Plan EPP73985;
No PID Number Air Space Parcel 5§ Section 21 Block 5 Narth Range 6 West New Westminster
District Air Space Plan EPP73985; and
PID: 028-611-598 Lot 1 Section 21 Block 5 North Range 6 West NWD Plan EPP37734 Except
Alr Space Plan EPP73985

10d Section 2.1 (Schedule A, Row 10d)

10e

Over No PID Number Air Space Parcel 4 Section 21 Block § North Range 6 West New
Westminster District Alr Space Plan EPP73985;

Dominant Lands:

No PID Number Air Space Parcel 1 Section 21 Black 5 North Range 6 West New Westminster
District Alr Space Plan EPP7388S5;

No PID Number Air Space Parcel 2 Section 21 Block 5 North Range 6 West New Westminster
District Air Space Plan EPP73985;

No PID Number Air Space Parce! 3 Section 21 Black 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985;

No PID Number Alr Space Parcel 5 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985; and

PID: 029-611-598 Lot 1 Section 21 Block § North Range 6 West NWD Flan EPP37734 Except
Alr Space Flan EPP73985

Sectlon 2.1 (Schedule A, Row 10e)
Over No PID Number Air Space Parcel 5 Section 21 Block 5 North Range 6 West New

- Westminster District Air Space Plan EPP73985 - . ) .
Oominant Lands:
No PID Number Air Space Parcel 1 Section 21 Block § North Range 6 West New Westminster
District Air Space Pian EPP73085;
No PID Number Air Space Parcel 2 Section 21 Black 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985;
No PID Number Alr Space Parce! 3 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Pian EPP73985;
No PID Number Air Space Parcel 4 Sectien 21 Block 5 North Range 6 West New Westminster
District Alr Space Pian EPP73985; and
PID: 028-611-588 Lot 1 Section 21 Block 5 North Range 6 West NWD Plan EPP37734 Except
Air Space Plan EPP73985

294188.00002/93095675.2
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ENTER THE REQUIRED INFORMATION IN THE SAME ORDER AS THE INFORMATION
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11a

11b

Section 2.1 (Schedule A, Row 10f)

Over PID: 029-611-598 Lot 1 Section 21 Block 5 North Range 6 West New Westminster
District Plan EPP37734 Except Alr Space Plan EPP73985

Dominant Lands:

No PID Number Air Space Parcel 1 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985;

No PID Number Air Space Parcel 2 Section 21 Block § North Range 6 West New Westminster
District Air Space Plan EPP73885;

No PID Number Air Space Parce! 3 Section 21 Block 5 North Range 6 West New Westminster
Dislrict Air Space Plan EPP73985;

No PID Number Air Space Parce! 4 Section 21 Block 5§ North Range 6 West New Westminster
District Alr Space Plan EPP73985; and

No PID Number Alr Space Parce! 5§ Secticn 21 Block 5 North Range 6 Wesl New Westminster
District Air Space Plan EPP73985

Section 2.1 (Schedule A, Row 11a)

Over No PID Number Air Space Parcel 1 Section 21 Black 5 North Range 6 West New
Westminster District Alr Space Pian EPP73885

Dominant Lands:

No PID Number Alr Space Parcel 2 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985;

No PID Number Alr Space Parcel 3 Section 21 Bleck 5 North Range 6 West New Westminster
District Air Space Plan EPP73985;

No PID Number Alr Space Parcel 4 Section 21 Block § North Range 6 West New Westminster
District Air Space Plan EPP73985;

No PID Number Air Space Parcel 5 Section 21 Block 5 Nerth Range 6 West New Westminster
District Alr Space Plan EPP73985; and

PID: 029-611-598 Lot 1 Section 21 Block 5 North Range 6 West NWD Plan EPP37734 Except
Alr Space Plan EPP73985

Section 2.1 (Schedule A, Row 11b)

Over No PID Number Air Space Parcel 2 Section 21 Block 5 North Range 6 West New
Wesiminster District Alr Space Plan EPP73985: . : .

Dominant Lands:

No PID Number Air Space Parcel 1 Section 21 Block § North Range 6 West New Westminster
District Alr Space Plan EPP7398S;

No PID Number Alr Space Parcel 3 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Pian EPP73985;

No FID Number Air Space Parce! 4 Section 21 Black § North Range 6 West New Westminster
District Alr Space Plan EPP73985;

No PID Number Air Space Parcel 5 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985; and

PID: 029-611-588 Lot 1 Section 21 Block 5 North Range 6 West NWD Pian EPP37734 Except
Alr Space Plan EPP73985

254188.00002/93095675.2
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ENTER THE REQUIRED INFORMATION IN THE SAME ORDER AS THE INFORMATION
MUST APPEAR ON THE FREEHOLD TRANSFER FORM, MORTGAGE FORM OR GENERAL
DOCUMENT FORM.

11c

11d

1le

Section 2.1 (Schedule A, Row 11c)

Over No PID Number Alr Space Parcel 3 Section 21 Block 5§ North Range 6 West New
Westminster District Alr Space Plan EPP73985

Dominant Lands:

No PID Number Air Space Parcel 1 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985;

No PID Number Alr Space Parcel 2 Section 21 Black 5 North Range 6 West New Westminster
Dislrict Alr Space Plan EPP73985;

No PID Number Alr Space Parce! 4 Section 21 Block 5 North Range € West New Westminster
District Air Space Plan EPP73985;

No PID Number Alr Space Parcel § Section 21 Block 5 North Range 6 West New Westminster
District Air Space Flan EPP73985; and

PID: 028-611-588 Lot 1 Section 21 Block § North Range 6 West NWD Plan EPP37734 Except
Alr Space Plan EPP73885

Sedlion 2.1 (Schedule A, Row 11d)

Over No PID Number Air Space Parcel 4 Section 21 Black 5§ North Range 6 West New
Westminster District Alr Space Plan EPP73885

DOominant Lands:

No PID Number Alr Space Parcel 1 Section 21 Block 5 North Range 6 West New Westminster
District Air Space Plan EPP73985;

No PID Number Air Space Parcel 2 Section 21 Black 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985;

No PID Number Air Space Parce! 3 Section 21 Black 5 Narth Range 6 West New Westminster
District Alr Space Plan EPP73985;

No PID Number Alr Space Parcel 5 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985; and

PID: 029-611-598 Lot 1 Section 21 Block 5§ North Range 6 West NWD Plan EPP37734 Except
Alr Space Plan EPP73985

Section 2.1 (Schedule A, Row 11e)

Over No PID Number Air Space Parcel 5 Section 21 Block 5 North Range 6 West New
Westminster District Alr Space Plan EPP73885 ' S :

Oominant Lands:

No PID Number Alr Space Parcel 1 Section 21 Black 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985;

No PID Number Air Space Parcel 2 Section 21 Block S North Range 6 West New Westminster
District Alr Space Flan EPP73985;

No PID Number Air Space Parcel 3 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985;

No PID Number Alr Space Parcel 4 Section 21 Block § North Range 6 West New Westminster
District Air Space Plan EPP73985; and

PID: 029-611-598 Lot 1 Section 21 Block 5 North Range 6 West NWD Plan EPP37734 Except
Air Space Plan EPP73985
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ENTER THE REQUIRED INFORMATION IN THE SAME ORDER AS THE INFORMATION
MUST APPEAR ON THE FREEHOLD TRANSFER FORM, MORTGAGE FORM OR GENERAL
BOCUMENT FORM.

11¢ Section 2.1 (Schedule A, Row 11f)

12,

13.

15.

Over PID: 029-611-588 Lot 1 Secticn 21 Block 5 North Range 6 West New Westminster
District Plan EPP37734 Except Air Space Plan EPP73985

Dominant Lands:

No PID Number Air Space Parcel 1 Section 21 Block 5 North Range 6 West New Westminster
District Air Space Pian EPP73985;

No PID Number Air Space Parcel 2 Section 21 Block 5 North Range 6 West New Westminster
District Air Space Plan EPP73985;

No PID Number Air Space Parcel 3 Section 21 Block 5 North Range 6 West New Westminster
District Air Space Pian EPP73885;

No PID Number Air Space Parcel 4 Section 21 Block 5 North Range 6 West New Westminster
District Air Space Plan EPP73985; and

No PID Number Alr Space Parcel § Section 21 Black 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985

Section 2.1 (Schedule A, Row 12)

Over PID: 029-611-598 Lot 1 Section 21 Black 5 North Range 6 West New Westminster
District Plan EPP37734 Except Air Space Plan EPP73985

Dominant Lands:

No PID Number Alr Space Parcel 1 Section 21 Black 5 North Range 6 West New Westminster
District Alr Space Plan EPP73885; and

No PID Number Air Space Parcel 5§ Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985

Section 2.1 (Schedule A, Row 13)

Over PID: 029-611-598 Lot 1 Section 21 Block 5 North Range 6 West New Westminster
District Plan EPP37734 Except Alr Space Plan EPP73685

Dominant Lands:

No PID Number Air Space Parcel 3 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73885; and

No PID Number Air Space Parcel 4 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985

Section 2.1 (Schedule A, Row 15)

Over PID: 029-611-598 Lot 1 Section 21 Block 5 North Rarge 6 West New Westminster
District Plan EPP37734 Except Alr Space Plan EPP73985

Dominant Lands:

No PID Number Air Space Parcel 1 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Pian EPP73985; and

No PID Number Air Space Parce! 5 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985
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ENTER THE REQUIRED INFORMATION IN THE SAME ORDER AS THE INFORMATION
MUST APPEAR ON THE FREEHOLD TRANSFER FORM, MORTGAGE FORM OR GENERAL
DOCUMENT FORM.

17.

18.

19.

21.

Section 2.1 (Schedule A, Row 17)

Over PID: 029-611-588 Lot 1 Section 21 Block 5 North Range 6 West New Westminster
District Plan EPP37734 Except Air Space Plan EPP73985

Dominant Lands:

No PID Number Air Space Parcel 2 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Pian EPP73985; and

No PID Number Alr Space Parcel 3 Section 21 Black 5 North Range 6 West New Westminster
District Alr Space Flan EPP73985

Section 2.1 (Schedule A, Row 18)

Over No PID Number Air Space Parce! 1 Section 21 Block 5 North Range 6 West New
Westminster District Air Space Plan EPP73985

Dominant Lands:

No PID Number Alr Space Parce! 3 Section 21 Block § North Range 6 West New Westminster
District Alr Space Plan EPP7388S; and

No PID Number Air Space Parcel 4 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985

Section 2.1 (Schedule A, Row 19)

Over PID: 029-611-598 Lot 1 Section 21 Bleck 5 North Range 6 West New Westminster
District Plan EPP37734 Except Alr Space Plan EPP73985

Dominant Lands:

No FID Number Air Space Parcel 1 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985;

No PID Number Alr Space Parcel 2 Section 21 Block 5 North Range 6 West New Westminster
District Air Space Plan EPP73985; and

No PID Number Air Space Parcel 3 Section 21 Block S North Range 6 West New Westminster
District Air Space Pian EPP73885;

Section 2.1 (Schedule A, Row 20)

Over PID: 029-611-598 Lot 1 Section 21 Block 5 North Range 6 West New Westminster
District Plan EPP37734 Except Alr Space Plan EPP73985 .

Dominant Lands: ’ ’ ‘

No PiD Number Alr Space Parcel 4 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Plan EPP73985; and

No PID Number Air Space Parcel 5 Section 21 Block § North Range 6 West New Westminster
Oistrict Alr Space Flan EPP73985

Section 2.1 (Schedule A, Row 21)

Over PID: 028-611-598 Lot 1 Section 21 Biock 5 North Range 6 West New Westminster
District Pian EPP37734 Except Alr Space Plan EPP73985

Dominant Lands:

No PID Number Air Space Parce! 1 Section 21 Block § North Range € West New Westminster
District Air Space Plan EPP73985;

No PID Number Air Space Parcel 2 Section 21 Black § Narth Range 6 West New Westminster
Oistrict Air Space Plan EPP73985; and

No PID Number Alr Space Parcel 3 Section 21 Block 5 Narth Range 6 West New Westminster
District Alr Space Plan EPP73985;
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ENTER THE REQUIRED INFORMATION IN THE SAME ORDER AS THE INFORMATION
MUST APPEAR ON THE FREEHOLD TRANSFER FORM, MORTGAGE FORM OR GENERAL
DOCUMENT FORM.

Section 2.1 (Schedule A, Row 22)

Over PID: 029-611-598 Lot 1 Saction 21 Black 5 North Range 6 West New Westminster
District Plan EPP37734 Except Alr Space Plan EPP73985

Dominant Lands:

No PID Number Alr Space Parcel 1 Section 21 Block § North Range 6 West New Westminster
District Air Space Plan EPP73985;

No PID Number Alr Space Parcel 2 Section 21 Block 5 North Range 6 West New Westminster
District Air Space Plan EPP73985; and

No PID Number Air Space Parcel 3 Section 21 Block 5 North Range 6 West New Westminster
District Alr Space Flan EPP73985;
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TERMS OF INSTRUMENT - PART 2
INTERNATIONAL TRADE CENTRE

RECIPROCAL EASEMENTS, SECTION 219 COVENANTS, AND
STATUTORY RIGHT OF WAY

Page 39

THIS AGREEMENT is dated for reference as of , 2019

AMONG:

INTERNATIONAL TRADE CENTRE PROPERTIES LTD.
(Inc. No. BC0909412), a company incorporated under the laws
of the Province of British Columbia ard having an office at
Suite 500 - North Tower, 5811 Cooney Road, Richmond, BC
V6X 3M1

(in its capacity as owner of ASP1 the “ASP1 Owner")

INTERNATIONAL TRADE CENTRE PROPERTIES LTD.
(Inc. No. BC0909412), a company incorporated under the laws
of the Province of British Columbia and having an office at
Suite 500 - North Tower, 5811 Cooney Road, Richmond, BC
V6X 3M1

(in its capacity as owner of ASP2, the “ASP2 Owner”)

INTERNATIONAL TRADE CENTRE PROPERTIES LTD.
(Inc. No. BC0909412), a company incorporated under the laws
of the Province of British Columbia and having an office at
Suite 500 - North Tower, 5811 Cooney Road, Richmond, BC:
V6X 3M1

(in its capacity as owner of ASP3, the “ASP3 Owner”)

INTERNATIONAL TRADE CENTRE PROPERTIES LTD.
(Inc. No. BC0909412), a company incorporated under the laws
of the Province of British Columbia and having an office at
Suite 500 - North Tower, 5811 Cooney Road, Richmond, BC
Vé6X 3Ml1

(in its capacity as owner of ASP4, the “ASP4 Owner")
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INTERNATIONAL TRADE CENTRE PROPERTIES LTD.
(Inc. No. BC0909412), a company incorporated under the laws
of the Province of British Columbia and having an office at
Suite 500 - North Tower, 5811 Cooney Road, Richmond, BC
V6X 3M1

(in its capacity as owner of ASP5, the “ASP5 Owner”)

INTERNATIONAL TRADE CENTRE PROPERTIES LTD.
(Inc. No. BC0909412), a company incorporated under the laws
of the Province of British Columbia and having an office at
Suite 500 - North Tower, 5811 Ceooney Road, Richmond, BC
V6X 3M1

(in its capacity as owner of the Remainder, the “Remainder
Owner"”)

CITY OF RICHMOND, a municipal corporation pursuant to the
Local Government Act, having its office at 6911 No. 3 Road,
Richmond, BC V6Y 2Cl1

(the “City")

A The Owners are the registered owners of the Parcels, which have been subdivided and
created from the Parent Parcel;

B. The Owners have Constructed the Project (being integrated Developments within and on

. the Parcels) and each Owner requires Access over the Other Parcels for the Permitted

Purposes set forth herein, in order to operate, manage and maintain their respective
Developments;

C. The Project consists of:

@
(ii)
(ii)
(iv)

four (4) commercial units along Bridgeport Road located on ASPI;

fourteen (14) storey luxury boutique hotel with approximately 110 rooms located
on ASP2;

four (4) commercial units along West Road located on ASP3;

fifteen (15) office units along West Road located on ASP4 on levels 8 to 12
located on ASP4 of a 12-storey office building;

294188.00002/92111644.15
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(v)  ninety-five (95) office units located on ASP5 on levels 5 to 10 of a ten-storey
office building;

(v)  administrative offices and staff facilities located on ASPS for the Hotel;

(vii)  the Parkade being the five (5) level parking facility located on the Remainder,
intended for the shared use of Owners and Users of the ASPs;

(viii)  the Loading Bays;
(ix)  the Garbage Rooms, for the use of the Owners and Users of the ASPs;

(x)  the Bike Room - Commercial/Hotel, for the use of the Owners ard Users of ASP4
and ASP5;

(xi) the Bike Room - Office for the use of the Owners and Users of ASPI1, ASP2 and
ASP3;

(xii)  the Patio Amenity for the use of the Owners and Users of the ASPs;
(xiii)  the Storage Rooms for the use of the owners and tenants of the ASPs;
(xiv)  the Hotel Staff and Admin Rooms for the use of the enoployees of ASP2;

D. Pursuant to Section 18(5) of the British Columbia Property Law Act, a registered owner
in fee simple may grant to itself an easement over land that it owns for the benefit of
other land that it owns in fee simple;

E. The easements and covenants contained herein are required by the Owners and the
easements, covenants and Section 219 covenants contained herein are required by the
City as a condition of the subdivision of the Parent Parcel into the Parcels; and

F. The City desires that the Owners grant (o the City the statutory rights of way necessary
for the operation and maintenance of the City’s undertaking.

NOW THEREFORE THIS AGREEMENT WITNESSES that in consideration of the matters
referred to in the foregoing recitals, the covenants and mutual agreements herein contajned and .
for other good and valuable consideration (the receipt and sufficiency of which is hereby
acknowledged and agreed to by each of the Parcel Owners), the Owners for themselves and their
respective successors and assigns, hereby acknowledge, agree, covenant, declare and grant as
follows:

CLE 1 - DEFINITIO)|
1.1  Definitions

In this Agreement, the following terms have the following meanings unless the context otherwise
requires:

L11 “Access” has the following meanings:
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with respect to Access to Pedestrian Access Routes, "Access” means to enter, go,
pass and repass in, over and upon all or any part of the Pedestrian Access Routes
which are situate on the respective Servient Tenement as the respective Dominant
Owner may reasonably require, on foot and with or without wheelchairs and other
similar aids for physically challenged persons, for the purpose of obtaining access
to and egress from the respective Dominant Tenement;

with respect to Access to Vehicular Access Routes, "Access” means to enter, go,
pass and repass in, over and upon all or any part of the Vehicular Access Routes
as the respective Dominant Owner may reasonably require, on foot and with
respect to parts thereof designated for use by vehicles, with vehicles (including
bicycles), for the purpose of obtaining access to and egress from the Parkade;

with respect to Access to the Parkade, "Access” means to enter, go, pass and
repass in, over and upon the Parkade as the respective Dominant Owner may
reasonably require, on foot and with respect to parts thereof designated for use by
vehicles, with vehicles (including bicycles), for the purpose of parking vehicles in
Parking Spaces within and on the Parkade, subject to the terms of Schedule C;

with respect to Access to Service Rooms, "Access” means to enter, go, pass and
repass in, over and upon those parts of the respective Servient Tenement as the
respective Dominant Owner may reasonably require, with or without supplies,
equipment and machinery, for the purposes of obtaining access to and egress from
Service Rooms which are situate upon the respective Servient Tenement, in
connection with the Construction or Repair of any Service Connections located
within such Service Rooms that are required for the use of the Dominant Tepant;

with respect to Access to Fire Suppression Systems and Service Connections,
“Access” means to enter, go, pass and repass in and upon those parts of the
respective Servient Tenement as the respective Dominant Owner may reasonably
require, with or without supplies, equipment and machinery, for the purposes of
using, Constructing or Repairing any Fire Suppression Systems or Service
Connections which are situate within the respective Servient Tenement and which
are necessary for the use of the Fire Suppression Systems or Service Connections
which are situate within the respective Dominant Tenement;

with respect to Access to a Development, “Access” means to enter, go, pass and ’

repass in, over and upon those parts of the respective Servient Tenements as the
respective Dominant Owner may reasonably require, with or without supplies,
equipment, machinery and vehicles, for the purposes of Constructing or Repairing
a Development or any part of a Development which is situate within the
respective Dominant Tenement;

with respect to Access to the Common Areas and Facilities, "Access” means to
enter, go, pass and repass in, over and upon those parts of the respective Servient
Tenement as an Owner may reasonably require, with or without supplies,
equipment, machinery and vehicles for the purposes of Constructing or Repairing
the Common Areas and Facilities situate within the respective Servient Tenement
and providing the Building Services thereto;

294188.00002/92111644.15

Page 42 of 123

8.~



Status: Reglstered

1.1.2

1.1.3

115

1.1.6

1.1.7

1.1.8

Doc#: CA7619726 RCVD: 2019-05-24 RQST: 2025-04-22 09.37.38

Page 43

(h)  with respect to Access for Bike Room Purposes, Elevator Purposes, Garbage
Room Purposes, and Storage Room Purposes, “Access” means to eater, g0, pass
and repass in, over and upon the respective Fasement Areas as the respective
Dominant Owner may reasonably require, with or without supplies and
equipment, for the Bike Room Purposes, Elevator Purposes, Garbage Room
Purposes, and Storage Room Purposes respectively;

(i) with respect to Access for Loading Bay Purposes, "Access” means to enter, go.
pass and repass in, over and upon the Loading Bays as the respective Dominant
Owner may reasonably require, with or without supplies, equipment, machinery
and vehicles, for the Loading Bay Purposes; and

G with respect to Access to the Hotel Staff Areas, means to enter, go, pass and
repass in, over and upon those parts of the respective Servient Tenement as the
respective Dominant Owner may reasonably require, with or without supplies,
equipment and machinery, for the purposes of obtaining access to and egress from
Hotel Staff Areas for Hotel Staff Area Purposes;

“Annual Shared Costs Statement” means the statement of the actual Shared Costs for a
calendar year prepared by the Remainder Owner pursuant to Section 7.5;

“ASP Owners” means the registered and beneficial owners, from time to time, of each of
the ASPs and includes the Transferees of such registered and beneficial owners and
“ASP Owner” means any one of them, as the context requires. The current registered
owner of each of the ASPs as of the date of this Agreement is International Trade Centre
Properties Ltd.;

“ASP1” means Air Space Parcel 1 Block 5 North Range 6 West New Westminster
District, Air Space Plan EPP73985, where four commercial strata lots along Bridgeport
Road at ground level and levels 2 and 3 of the Project will be located (located at 8411
Bridgeport Road, Richmond, British Columbia);

“ASP1 Owner” means the registered and beneficial owner, from time to time, of ASP1
and includes the Transferee of such registered and beneficial owner. The current
registered owner of ASP! as of the date of this Agreement is International Trade Centre
Properties Ltd.; . . :
“ASP2” means Air Space Parcel 2 Block 5 North Range 6 West New Westminster
District, Air Space Plan EPP73985, where the Hotel will be located (located at 8499
Bridgeport Road, Richmond, British Columbia);

“ASP2 Owner” means the registered and beneficial owner, from time to time, of ASP2
and includes the Transferee of such registered and beneficial owrer. The cument
registered owner of ASP2 as of the date of this Agreement is International Trade Centre
Properties Ltd.;

“ASP3” means Air Space Parcel 3 Block 5 North Range 6 West New Westminster
District, Air Space Plan EPP73985, where four (4) commercial strata lots along West Road
&t ground level and levels 6 and 7 will be located (located at 8400 West Road, Richmond,
British Columbia);
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“ASP3 Owner” means the registered and beneficial owner, from time to time, of ASP3
and includes the Transferee of such registered and beneficial owner. The current
registered owner of ASP3 as of the date of this Agreement is International Trade
Centre Properties Ltd.;

“ASP4” means Air Space Parcel 4 Block 5 North Range 6 West New Westminster
District, Air Space Plan EPP73985, where 15 office strata lots along West Road at levels 8
to 12 will be located (located at 8400 West Road, Richmond, British Columbia);

“ASP4 Owner” means the registered and beneficial owner, from time to time, of ASP4
and includes the Transferee of such registered and beneficial owner. The current
registered owner of ASP4 as of the date of this Agreement is International Trade Centre
Properties Ltd.;

“ASP5” means Air Space Parcel 5 Block 5 North Range 6 West New Westminster
District, Air Space Plan EPP73985, where 95 office strata lots along Bridgeport Road at
levels 5 to 10 will be located (located at 8477 Bridgeport Road, Richmond, British
Columbia);

“ASP5 Owner” means the registered and beneficial owner, from time to time, of ASPS
and includes the Transferee of such registered and beneficial owner. The current
registered owner of ASPS as of the date of this Agreement is International Trade Centre
Properties Litd.;

“ASPs” means all of ASP1, ASP2, ASP3, ASP4 and ASPS collectively and “ASP”
means any one of them, as the context requires;

“Bike Room - Commercial/Hotel” means the room (N105) on the first floor of the
Parkade intended and designated for use by the Users of ASP1, ASP2 and ASP3 to use
for the storage of their bicycles (which may be locked to bicycle racks located within
such Bike Room);

“Bike Room - Office” means the room (5102) on the first floor of the Parkade intended
and designated for use by the Users of ASP4 and ASP5 to use for the storage of their
bicycles (which may be locked to bicycle racks located within such Bike Room);

“Bike Room Purposes” means the use of the Bike Rooms by the Users of the ASPs for -

the purposes of parking and storing their bicycles (which may be locked to bicycle racks
located within the Bike Rooms), under the management of the Remainder Owner;

“Bike Rooms” means collectively the Bike Room - Office and Bike Room -
Commercial/Hotel and “Bike Room” means either one of them as the context requires;

“Blanket” as used in a row in Column 3 of Schedule A, means an easement over all of
the Servient Tenement identified in Column 1 of the same row of Schedule A;

“Budgeted Shared Costs” means the budgeted amount of the Shared Costs for a
calendar year, as determined by the Remainder Owner pursuant to Section 7.2;

“Building Code” means the British Columbia Building Code (2006) and all amendments
thereto or replacements thereof:

“Building Services” means, without duplication:

294188.00002/92111644.15

Page 44 of 123

(33



Status: Registered

1.1.26

1.1.27

1.1.28

Doc #: CA7519726 RCVD: 2019-05-24 RQST: 2025-04-22 09.37.38

Page 45

(@  security and alarm monitoring services required for the safe and prudent use of
the Parcels in accordance with standards for security for comparable
developments in the Greater Vancouver Regional District and in compliance with
all applicable requirements of insurers, fire departments and City by-laws;

(b)  cleaning and janitorial services required in order to maintain those portions of the
Common Areas and Facilities used by Dominant Owners or Users of their
Dominant Terements for Access to Pedestrian Access Routes in a clean, neat and
tidy condition and to the standard maintained for comparable developments in the
Greater Vancouver Regional District;

(c)  providing, installing, maintaining and Repairing signs and directions of a
consistent style, format and level of quality in those portions of the Common
Areas and Facilities used by Dominant Owners or Users of their Dominant
Tenements for Access to Pedestrian Access Routes, including signs in elevators,
stairwells and corridors as required for direction to Owners and Users;

(d)  providing, installing, maintain and Repairing the ITC Signage;

(¢)  managing the use of the Loading Bays by the Owners and Users of the Dominant
Tenements thereof;

® cleaning and janitorial services, providing, installing, maintaining and Repairing
signs for the Parkade and managing the use of the Parkade by the Owners and
Users;

(&) payment of Utility Costs;

(h)  any other services described in Schedule C hereto; and

(i) in respect of Building Services for the ASPs, managing the use of the Garbage
Rooms, the Storage Rooms, the Patio Amenity, the Bike Rooms, the Grease
Interceptor and the Commercial Boiler by the ASP Owners and the Users of the
ASP Owners;

“Certified Professional” means an architect or engineer who has been recognized as
qualified as a certified professional by the City and who has been retained by the Owners
to advise them regarding compliance of the Project with the Building Code;

“Certified Professional Report” means the certified professional report dated May.22,
2018, prepared by Lawrence Dobbs of Jensen Hughes and attached hereto as Schedule E;

“City” and “City of Richmond” means the City of Richmond and is called the “City”
when referring to the corporate entity and “City of Richmond” when referring to the
geographic location;

“City Personnel” means the City’s officials, officers, employees, agents, contractors,
subcontractors, permittees and invitees;

“Claims and Expenses” means any and all actions, causes of action, suits and claims,
whether at law or in equity, and losses, expenses, costs (including legal costs on a
solicitor-client basis) and damages, of any kind or nature whatscever, including, without
limitation, any and all claims of third parties;

*“Commercial Boiler” means the commercial boiler located on the fifth floor of the
Parkade but intended for use by the Users and Owners of ASP1, ASP2 and ASP3;
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“Common Areas and Facilities” means the Fire Suppression Systems, Service
Connections, Service Rooms, Pedestrian Access Routes, Vehicular Access Routes,
Garbage Rooms, Patio Amenity, Storage Rooms, Commercial Boiler, Grease Interceptor,
the Exterior Elements and other areas, facilities, systems and equipment located in or
upon a Parcel which are for the common use and benefit of some or all of the Owners
pursuant to the easements herein granted;

“Common Wall” means any wall which is owned jointly by any two or more Owners
and which separates their respective Parcels from each other:;

“Construction” means to alter, construct, demolish, enlarge, erect, extend, install, place,
reconstruct, replace, relocate, remove or renew and all other activities or other work
incidental or related thereto and “"Construet”, "Constructing” and "Constructed” have
corresponding meanings;

“Damaged Development” has the meaning set out in section 8.1;

“Development Permit” means Development Permit no. 12-624180 issued by the City in
respect of the Parent Parcel and the Developments;

‘Developments” means in respect of each of the Parcels, all buildings, erections,
improvements and other structures from time to time situate within or upon the Parcels
and "Development” means any one of them;

“Dominant Owners” means the registered owners from time to time of the Dominant
Tenements and “Dominant Owner” means any one of them;

‘Dominant Tenement” means the Parcel or Parcels described in a row in Column 2 of
Schedule A hereto, having the benefit of an easement over a Servient Temement or a
portion of a Servient Tenement described in the same row of Column 1 of Schedule A
hereto;

“Easement Areas” means the Servient Tepements or portions thereof identified in

Column 3 of Schedule A;

“Elevator Purposes” means obtaining Access over an Easement Area for the purposes of:

(@ _ using the elevators in the Project; o o

(b)  installing, operating, maintaining, Repairing and replacing the elevators in the
Project; and

(c)  installing, operating, maintaining, Repairing and replacing equipment and
ancillary works required for the use and operation of the elevators in the Project;

“Equivalencies” has the meaning set out in section 9.1.11;

“Equivalency Requirements” means the respective rights, obligations,
acknowledgments and agreements set out in the Certified Professional Report that are
required in order for the Project to comply with the requirements of the Building Code;

“Exterior Elements” means the exterior elements of the Developments within the
Parcels, including:
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(2)  all components of the roofs of the Developments, including roof membranes and
including all trusses, braces, supports and similar elements that support such
roofs; and

(b)  the exterior walls, windows and cladding systems of each of the Developments
within each of the Parcels;

“FAES” means FortisBC Alternative Energy Services Inc. (Inc. No. BC0746680);

“FAES Commercial-Office Component Service Agreement” means the agreement
under which FAES will provide Thermal Energy Services to each of Developmeats
located within ASP1, ASP3, ASP4, ASPS and the Remainder, as may be amended from
time to time;

“FAES Hotel Service Agreement” means the agreement under which FAES will
provide Thermal Energy Services to the Hotel, as may be amended from time to time;

“FAES Service Agreement” means collectively, the FAES Commercial-Office
Component Service Agreement and the FAES Hotel Service Agreement;

“Fire Suppression Systems” means all fire-fighting, fire suppression and fire prevention
systems and equipment from time to time situate within the Parcels and includes all
smoke evacuation, fire alarm and sprinkler systems and the facilities providing water or
electricity to such equipment and systems;

“Garbage Room - ASP1 and ASP5” means the garbage and recycling rooms located on
the 1st floor of the Remainder (described as room S105), but intended for the use of the
ASPs, for the storage, disposal or compacting of garbage and recycling materials;

“Garbage Room - ASP3 and ASP4” means the garbage and recycling rooms located on
the 1st floor of the Remainder (described as room N106), but intended for the use of the
ASPs, for the storage, disposal or compacting of garbage and recycling materials;

“Garbage Rooms” means collectively, the Garbage Room - ASP1 and ASPS5, Garbage
Room ASP3 and ASP4 and the Hotel Garbage Room and “Garbage Room” means any
one of them as the context requires;

“Garbage Room Purposes” means the use of the storage, disposal, compacting and
recycling facilities situated within the Garbage Rooms by the Users of the ASPs, under
the management of the Remainder Owner;

“Grease Interceptor” means the grease interceptor located on the fifth floor of the
Parkade but intended for the use of the Users of ASP1, ASP2 and ASP3;

“Hotel” means the 14-storey luxury boutique hotel with approximately 100 hotel rooms,
signature restaurant and a bar located on the 12% and 13% stories, to be constructed within
ASP2;

“Hotel Garbage Room” means the garbage and recycling room located on the 1* floor
of the Remainder (described as room C109), but intended for the use of ASP2, for the
storage, disposal or compacting of garbage and recycling materials;

“Hotel Signage” means the signage for the benefit of the Hotel;
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“Hotel Staff and Admin Rooms” means the rooms located on the 5 floor of ASPS but
intended for the use of the employees of ASP2 for Hotel Staff Area Purposes;

“Hotel Staff Area Purposes” means the use of the Hotel Staff and Admin Rooms by the
Users of ASP2 for the purposes of purposes of administrative and staff areas related to
the use of the Hotel;

“Tusured Property” means a Parcel and the Development situate therein or thereon, as
the case may be, owned by an Owner, in each case, that has agreed to take out and
maintain insurance as provided in Section 6.9 for itself and the benefit of the Other
Owners;

“luterference” means, as the context requires herein, to unreasonably or unduly interfere

with, endanger, impede or disturb any one or more of the following:

(@  the Access to or the Construction, Repair, operation, use or enjoyment of any
Development, Support Structure, Service Connection, Service Room or Fire
Suppression System or the Pedestrian Access Routes, Vehicular Access Routes,
Parkade, Bike Rooms, Storage Rooms, Hotel Staff and Admin Rooms, Patio
Amenity, Commercial Boiler, Grease Interceptor, Garbage Rooms, and Loading
Bays;

(b)  the exercise of the rights and easements hereby granted; or

()  the use or enjoyment of any of the Servient Tenements or any part thereof that is
subject to the rights and easements hereby granted,

and “Interfere” has a corresponding meaning;

“ITC Signage" means the signage for the benefit of the Owners of all Parcels, including
the signage on the roof and that portion of the podium signage displaying “Intemational
Trade Centre” substantially as shown on Schedule E, subject to changes required by the
City,

“Loading Bay Purposes” means the use of the Loading Bays for the purposes of loading
and unloading goeds, supplies and other materials required by or for the benefit of the
Owners and Users of the respective Dominant Tenements, but does not include the right
to park on the Loading Bays for any period of time in excess of the time reasonably
required to undertake such loading or unloading, as detérmined by the Remainder Owner;

“Loading Bays” means collectively the Loading Bay - River Road, Loading Bay - West
Road, Loading Bays - Bridgeport and Loading Bays - Bridgeport - Commercial/Office,
and “Loading Bay” means any one of them as the context requires, all as generally
shown on the plan attached hereto as Schedule B;

“Loading Bays - Bridgeport” means the loading bay, ramps and ancillary works situate
within the ASP1 and ASP2, intended for use by the ASP1 Owner and the ASP2 Owner;
“Loading Bays - Bridgeport - Commercial/Office” means the loading bay, ramps and
ancillary works situate within ASP1 and intended for use by the ASP3 Owner and the
ASP4 Owner;

“Loading Bay - River Road” means the loading bay, ramps and ancillary works situate
within the Remainder, intended for use by the ASP1 Owner and the ASPS Owner;
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“Loading Bay - West Road” means the loading bay, ramps and ancillary works situate
within the Remainder, intended for use by the ASP2 Owner and the ASP3 Owner;

“Major Damage” occurs when:

(8)  the improvements within a Parcel or Parcels are damaged or destroyed to the
extent of at least 35% of the full replacement cost thereof;

) the improvements within a Parcel or Parcels are condemned; or

©) the insurers for any or all of the Parcels, pursuant to policies of insurance
maintained in accordance with this Agreement, elect to treat the damage or
destruction to the Parcel or Parcels in question as a total loss,

provided that the determination of the extent of damage or destruction as provided in this
Agreement will be made by a professional engineer chosen by the Owner or Owners who
have suffered such damage or destruction;

“Modification to this Agreement” means any change, addition to or reduction of the
easements, covenaats and Section 219 covenants granted herein and includes all zew and
subsequently granted easements, covenants and Section 219 covenants granted by the
Servient Owners from time to time to and for the benefit of the respective Dominant
Tenements and the Dominant Owners thereof, or to and for the benefit of the City, as the
case may be;

“Other Owners” means, in connection with a covenant made or an easement granted by
one Oweer, Servient Owner, Dominant Owner, or Owner of a Parcel, as the case may be,
all of the other Owners, Servient Owners, or Dominant Owners, as the case may be and
“Other Owner” means any one of them, as the context requires;

“Other Parcels” means the Parcels, Servient Tenements, or Dominant Tenements, as the
case may be, owned by the Other Owners ard “Other Parcel” means any one of them, as
the context requires;

“Owners” means the registered and beneficial owners, from time to time, of each of the
Parcels and includes the Transferees of such registered and beneficial owners and
“Owner” means any one of them, as the context requires. The current registered owner
of each of the Parcels as of the date of this Agreement is International Trade Centre
Properties Ltd.; o C ' T

“Parcels” means all of the Remainder, ASP1, ASP2, ASP3, ASP4 and ASP5 collectively
and “Parcel” means any one of them, as the context requires;

“Parent Parcel” means PID: 029-611-598 Lot 1 Section 21 Block 5 North Range 6 New
Westminster District Plan EPP37734 being the lot which was subdivided by way of an air
space plan to create the Parcels;

“Parkade” means the five (5) level parking facility (including any parking gates) located
on the Remainder which is for the shared use of the Users of the ASPs;

“Parkade Costs” means the costs and expenses incurred by the Remainder Owner in
connection with:

(@)  the Repair and Construction of the Parkade; and
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(®)  the cost of maintaining, Repairing, managing and operating the Parkade pursuant
to Schedule D,

which are to be borne by the ASP Owners as a Shared ASP Cost, as set forth in Section 1

of Schedule C;

“Parking Space” means an off-street parking space for the parking of a vehicle;

“Patio Amenity” means the common patio amenity located on the sixth floor of the
Remainder which is intended and designated for use as an outdoor amenity for the Users
of ASP1, ASP2, ASP3, ASP4 and ASPS;

“Pedestrian Access Routes” means, subject to the limitations set forth herein, those parts
of the Parcels, including corridors, stairs, stairwells and elevators within the Parcels for,
or for the purpose of, or are intended for the purpose of, pedestrian access and ingress:

(@  toand from the Parkade;

(®)  to and from the streets adjacent to the Parcels;

(c)  between the Parcels;

(@  to and from the Loading Bays, the Garbage Rooms, the Bike Rooms, the Storage
Rooms, the Patio Amenity, Hotel Staff and Admin Rooms, the Grease Interceptor,
the Commercial Boiler and the Service Rooms; and '

(e)  to and from and use as a pedestrian pathway, the public areas from time to time
existing within a Parcel;

including without limitation all emergency exits and routes (izcluding corridors, stairs
and stairwells) out of a Development on the Parcels;

“Permitted Purposes” means the purposes for which the easements described in
Section 2.1 and Schedule A hereof are granted, as described in Column 4 of Schedule A
hereto;

“Podium Signage” means the signage on the podium sign that is not for the benefit of the
Owrers of all Parcels;

“Prime Rate” means at any time, the per annum rate of interest published by the main
‘branch in the City of Vancouver of the Bank of Nova Scotia or its successor at such time
as its reference rate for setting rates of interest on loans in Canadian dollars and referred
to by such bank as its “Prime Rate", provided however, that if the bank publishes more
than one reference rate at any time, the Prime Rate shall be the highest thereof;

“Project” means the development consisting of the Remainder, ASP1, ASP2, ASP3,
ASP4 and ASPS5 collectively, and all of the improvements thereon, collectively known as
“Intentional Trade Centre”;

“Project Covenants” means the covenants made by an Owner to one or more of the Other
Owners pursuant to Article 6 and Article 7;

“Project Easements” means those easements granted pursuant to Section 2.1 by the
Servient Owners for the benefit of the Dominant Tenements and the Dominant Owgers,
that are identified in Rows 1 to 23 inclusive of Schedule A and “Project Easement”
means any one of them;
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“Property Taxes” means the property taxes, charges, parking taxes and o_tl.ler
assessments, levies and taxes on a given parcel of property, as determined by the British
Columbia Assessment Authority;

“Remainder” means the lacd and improvements located at 8477 Bridgeport Road,
Richmond, British Columbia, legally described as PID: 029-611-598 Lot 1 Section 21
Block 5 North Range 6 West New Westminster District Plan EPP37734 Except: Part
Subdivided by Air Space Plan EPP73985, where the Parkade will be located;

“Remainder Owner” means the registered and beneficial owner, from time to time, of
the Remainder and includes the Transferee of such registered and beneficial owner., The
current registered owner of the Remainder as of the date of this Agreement is
International Trade Centre Properties Ltd.;

“Repair” means:

(@  toinspect, test and examine any Development from time to time that is situate on
or within the respective Servient Tenements (including any Support Structures,
Service Rooms, Service Connections, or Fire Suppression Systems or Exterior
Elements from time to time situate within the respective Servient Tenements), for
the purpose of ascertaining or determining whether any defect, damage or
condition exists or is imminent which has resulted or may result with reasonable
likelihood in a loss of Access to, Support for or use of the Development within the
respective Dominant Tenemeat or Interference with any of the easements herein
granted for the beuefit of the respective Dominant Tenements of such Servient
Tenements;

(b)  to remedy any defect and to repair any damage to or replace any element of any
Development that is situate within the respective Servient Tenements (including
any Support Structures, Service Rooms, Service Connections, Fire Suppression
Systems or Exterior Elements situate within the respective Servient Tenements),
which has resulted or is reasonably likely to result in a loss of Access to, Support
for or use of the Development within the respective Dominant Tenement or
Interference with any of the easements herein granted for the benefit of the
respective Dominant Tenements of such Servient Tenements;

" ()  tokeep in good arid proper state of repair, hormal wear and tear excepted and ina

clean and safe condition as would a prudent owner from time to time;

(d) o take any action reasonably necessary to remedy any failure of a Servient Owner
in each case to provide the respective Pedestrian Access Routes or the Vehicular
Access Routes and Access to the Parkade, as the case may be, or any other access
and egress which it is required to provided hereunder;

(e)  with respect to the Common Areas and Facilities, in addition to the foregoing
meanings of Repair, to operate, repair, maintain, service, replace and clean any
portion of the Common Areas and Facilities as required in order to ensure and
permit the use and operation of the Developments on and within the Parcels as an
integrated, first-class development, comparable to other developments of similar
size and quality in the Greater Vancouver Regional District; and
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® with respect to the Parkade, to operate, light, repair, maintain, landscape, service,
replace and clean the Parkade, as the case may be, as required in order to ensure
and permit the use of the Parkade in a safe, welllit, clean and tidy condition,
comparable to parking facilities in similar developments in the Greater Vancouver
Regional District;

and “Repairing” and “Repaired” have a corresponding meaning;

“Section 219" means section 219 of the British Columbia Land Title Act;

“Secured Areas” means the area containing the Thermal Energy System and those
Easement Areas which are not meant to be accessed by all Users, including, without
limitation, the Service Rooms and any Easement Areas containing the Fire Suppression
System, Service Connections, the Commercial Boiler or the Grease Interceptor, and
“Secured Area” means any one of them;

“Service Connections” means any and all machinery, equipment (including mechanical
equipment and generators), pipes, conduits, wires, cables, chutes, ducts, vents, veatilation
shafts or other vertical service spaces, circuit breakers, meters, boilers, water tanks, light
fixtures, heating and ventilating equipment, elevators, escalators and other devices and
systems (including all ancillary appliances and equipment) which are required for and in
connection with the provision and supply of any and all services and utilities to a
Development, including gas, Thermal Energy Services, electricity, water (including water
for any water feature or fountain), steam, sewer and drainage systems, air intake, air
exhaust, ventilation, fire and emergency alarms and systems, sprinklers and standpipe
systems, security systems and telephone, radio, television, cablevision, computer and
other communication signals in any form whatsoever;

“Service Rooms” means any and all rooms and other spaces (whether or not enclosed) in
the respective Servient Tenements which are used for housing or containing Service
Connections;

“Servient Owners” means the respective registered owners from time to time of the
Servient Tenements and “Servient Owner” means any one of them;

“Servient Tenement” means a Parcel described in a row in Column 1 of Schedule A
hereto that is charged by-an easement in favour of the Dominant Tenement described in the
same row of Column 2 of Schedule A hereto;

“Shared Cost Payments” means the payments (o be made by each of the Owners on
account of their respective share of Shared Costs as contemplated pursuant to
Sections 7.1, 7.3, 7.4 and 7.5 and, with respect to any Owner, any amounts added to the
Shared Costs payable only by such Oweer as herein provided, together with all interest
thereon pursuant to Section 7.6;

“Shared Costs” has the meaning as defined in Part 2 of Schedule C;

“Shared Utilities” means all utilities (including power, telecommunications, gas,
Thermal Energy Services, water and sanitary sewer utilities) provided by utility
companies, the City or municipal, regional or Provincial authorities to the Parcels, that
are not separately metered or assessed to the respective Owners;
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1.1.97 “Statatory Rights of Way” means the statutory rights of way in favour of the City
granted herein, set out in Section 10.1;

1.1.98 “Storage Areas” means those parts of the 4th level of the Parkade which are intended
and designated for use as a storage area for the Users of ASP1, ASP2, ASP3, ASP4 and
ASPS;

1.1.99 “Support” means support, by means of Support Structures located on a Servient
Tenement, of a Development within a Dominant Tenement;

1.1.100 “Support Structures” means any and all structural elements from time to time within the
respective Servient Tenement which are required to support a Development that is situate
within the respective Dominant Tenement, including, without Lmitation, anchors,
foundations, columus, footings, supporting walls, floors and ceilings, beams, bents,
brackets, bracings and grade or tie beams;

1.1.101 “Thermal Energy Services” means space heating and cooling and domestic hot water
services provided by the Thermal Energy System;

1.1.102 “Thermal Energy System" means the utility infrastructure and equipment, excluding the
system located inside a Development and connected to the Thermal Energy System used
for distributing the Thermal Energy Servicing with the Development, used to provide
thermal energy to the Project and for the exchange of thermal energy between the Project
and adjacent properties, located underground and adjacent to or under or within the
Developments and within Service Rooms and connected up to the base building system,
and further including all components, hardware and software of the control system used
to operate such infrastructure and equipment;

1.1.103 “Thermal Energy System Costs” means all costs associated with the Thermal Egergy
System;

1.1.104 “Transferee” means any party to whom an Owner may from time to time sell, convey or
transfer its interest in the Parcel owned by such Owner;

1.1.105 “Users” means the tenants from time to time of all or any part of each of the Parcels, and
the employees, servants, agents, contractors, invitees and licensees of such tenants and of
. the Owners of the respective Parcels; .. .

1.1.106 “Utility Costs” means all costs, including Thermal Energy System Costs, fees, levies,
assessments or other amounts charged by utility companies, the City or mmnicipal,
regional or Provincial authorities on account of the provision of Shared Utilities to the
Parcels;

1.1.107 “Vehicular Access Routes” means those parts of the Parcels at, above or below street
level which are from time to time designated by the Owners of the Parcels, respectively,
for, or are used or intended to be used for ramps and circulation lanes for vehicular
entrance, movement and exit to and from the Parkade, provided however that the Loading
Bays and any other truck parking areas and loading bays shall not be part of a Vehicular
Access Route;
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1.2  Schedules

The following Schedules are attached hereto and made part of this Agreement:
(@)  Schedule A - Easements
(b)  Schedule B - Plan of Loading Bays
(¢)  Schedule C - Allocation of Shared Costs
(d)  Schedule D — Restrictions on Parking
(e)  ScheduleE - Certified Professional Report

13  References and Headings

The references “hereunder”, “herein” and “hereof” refer to the provisions of this Agreement and
references to Articles, Sections and Schedules herein refer to Articles, Sections or subsections of
or Schedules to this Agreement. The headings of the Articles, Sections, Schedules and any other
headings, captions or indices herein are inserted for convenience of reference only and shall not
be used in any way in construing or interpreting any provision hereof. Any reference to time
shall refer to Pacific Standard Time or Pacific Daylight Saving Time, during the respective
intervals in which each is in force in the Province of British Columbia.

14  Singular/Plural and Derivatives

Whenever the singular or masculine or neuter is used in this Agreement or in the Schedules, it
shall be interpreted as meaning the plural or feminine or body politic or corporate, and vice
versa, as the context requires. Where a term is defined herein, a derivative of such term shall
have a corresponding meaning unless the context otherwise requires.

15 Including

The word “including”, when following any general term or statement, and whether or not it is
followed by such words as "without limitation”, is not to be construed as limiting the general
term or statement to the specific items or matters set forth or to similar items or matters, and the
general term or statement will be interpreted to refer to all other jtems or matters that could
reasonably fall within the broadest possible scope of the general term or statement. .

1.6  Statutory References

Any reference to a statute or by-law of any governmental authority shall include and shall be
deemed to be a reference to such statute or by-law and to the regulations or orders made pursuant
thereto and all amendments made thereto and in force from time to time, and to any statute,
by-law, regulation or order that may be passed which has the effect of supplementing the statute
or by-law so referred to or the regulations or orders made pursuant thereto.

1.7  Parties

Any reference to a party herein shall be deemed to include the heirs, executors, administrators,
successors, assigus, employees, servants, agents, officers, contractors, tenants, licensees and
invitees of such parties wherever the context so permits or requires.
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1.8 Currency
All dollar amounts referred to in this Agreement are in Canadian dollars.

ARTICLE 2 - GRANT OF EA El

2.1  Grant of Easements

The Servient Owners of the Servient Tenements described in each row in Column 1 of Schedule
A hereto, hereby grant and convey in perpetuity to the Dominant Owners of the Dominant
Tenements in each case described in the same row of Column 2 of Schedule A hereto, for the use
and enjoyment of the Dominant Owners of such Dominant Tenements in common with the
Servient Owners of such Servient Tenements, and all other persons now or hereafter having the
express or implied permission of such Servient Owners or having a similar right as herein
granted, the full, free and uninterrupted right, liberty and easement at all times and from time to
time to enter in, over and upon the Easement Area in each case described in the same row of
Column 3 of Schedule A hereto, for the Permitted Purposes in each case described in the same
row of Column 4 of Schedule A hereto and for all other acts, things or matters necessary or
incidental to such Permitted Purposes, and the Dominant Owners of such Dominant Tenements
shall have free and uninterrupted Access to and through such Easement Areas for such Permitted
Purposes and for all other acts, things or matters necessary or incidental to such Permitted
Purposes, TO HAVE AND TO HOLD such Easement Areas appurtenant to such Dominant
Tenements and as a burden on such Servient Tenements forever, subject only to the terms and
conditions herein contained.

22 Users

Each of the Servient Owners acknowledge and agree that the easements granted herein over their
respective Servient Tenemeats in favour of the respective Dominant Tenements thereof, may be
exercised by the Users of such Dominant Tenements, subject always to the limitations and
reservations on the exercise of such easements contained herein.

ARTICLE 3 - LIMITATIONS, RESTRICTIONS AND RESERVATIONS

3.1 Limitations on Project Easements

The Owners and the City acknowledge and agree that, notwithstanding the generality of the grant
of the Project Easements for the Permitted Purposes pursuant to Section2.1 and Rows 1 to 15
inclusive of Schedule A and the Section 219 covenant granted in Section 9.1, the foregoing
grants of the Project Easements are limited as follows:

3..1 Reasonable Access and Exercise - In exercising its rights under the Project Easements,
each Dominant Owner shall only use those portions of the respective Servient Tenement
to which it is reasonable for the Dominant Owner to have Access for the Permitted
Purposes in each case and to the extent that any Project Easement granted herein for the
benefit of a Dominant Tenement is not reasonably required by such Dominant Tenement
or the Dominant Owner thereof, the Dominant Owner of such Dominant Tenement shall
not exercise such Project Easement. For certainty, for the Loading Bays, the Dominant
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Owner will use only those portions of the respective Servient Tenement for Loading Bay
Purposes as follows:
(@)  the Loading Bay - River Road will be limited to that area shown as
“Area “A™ on the plan attached as Schedule B;
(b)  the Loading Bay - West Road will be limited to that area shown as
“Area “B™ on the plan attached as Schedule B;
(c)  the Loading Bays - Bridgeport - Commercial Office will be limited to
those areas shown as “Area “C"” and “Area “D™ on the plan attached as
Schedule B; and
(d)  the Loading Bays - Bridgeport will be limited to those areas shown as
“Area “E™ and “Area “F"” on the plan attached as Schedule B;

3.12 Designation of Exclusive Use Area - The Project Easements that are granted herein for
Access to Pedestrian Access Routes do not include the right of, and have not been
granted to permit, entry or passage in, over and upon any elevator or other specified area
which the respective Servient Owner may now or hereafier reasonably designate for the
exclusive use of the respective Servient Owner. For certainty, the ASP2 Owner may
limit the use of the elevator in ASP2 by requiring key card access to any floors containing
Hotel suites;

3.1.3 No Parking on Vehicular Access Routes - The Project Easements that are granted
herein for Access to Vehicular Access Routes do not include the right to park and have
not been granted for the purpose of parking vehicles on the Vehicular Access Routes; and

3.14  Notice - The Project Easements that are granted herein for the purposes of use, Access to,
Repair and Construction of Developments, Service Rooms, Service Connections, and
Fire Suppression Systems, and Repair of Common Areas and Facilities may only be
exercised by the respective Dominant Owner after not less than five (5) days’ prior
written notice to the respective Servient Owner, except in the case of emergency when no
notice will be required.

3.1.5 Secured Areas - Despite the grant of the Project Easements, certain Easement Areas will
be Secured Areas and accessible only by key, fob, access card or other similar device,
and that if any User of the ASPs does not-have a key, fob, access card or other similar
device to access such Secured Area then such access will only be conducted under escort
by:

(@  io the case of the ASPs, under the direct supervision of ose or more members of
the ASP Owners’ appointed council or the property manager(s) appointed by the
ASP Owners or any other authorized personnel for the ASP Owners; and

(b)  in the case of the Remainder, under the direct supervision of the Remainder
Owner or direct supervision of the property manager(s) appointed by the
Remainder Owner or any other authorized personnel for the Remainder Owner,

all of whom shall co-ordirate any such activity with all applicable Owners or the property
manager(s) appointed by the applicable Owners to their respective Parcels.
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For clarity, access to the Easement Areas, including the Secured Areas, containing any
part of the Service Connections and/or Fire Suppression System will be carried out by the
Owners in accordance with Section 6.1.5.

Thermal Energy System - Despite the grant of the Project Easements, the Thermal
Energy System is and remains at all time owned by FAES.

Reservations to Servient Owners

Notwithstanding the easements granted pursuant to Section 2.1 and Schedule A and the Section
219 covenant granted in Section 9.1, there is hereby reserved to the respective Servient Owners,
subject to the restrictions and limitations hereinafter set forth, the right at all times hereafter and
from time to time:

321

322

Temporary Interruptions - To temporarily interrupt the use and enjoyment by the
respective Dominant Owners of their respective easements and rights on and over the
respective Easement Areas for the purposes of:

(@  Constructing Service Connections in, upon, over, under or through an Easement
Area as the respective Servient Owner may reasonably require or may deem
expedient;

(b)  Constructing or Repairing any Development now or hereafter placed in, upon,
over or under any portion of the respective Servient Tenement as the respective
Servient Owner may require or may deem expedient; or

()  using an Easement Area for any other purpose;

in any manner which does nol, in each case, unreasonably Interfere with the
support, security or efficient functioning of the Development situate within the
respective Dominant Tenement or the Access to and the enjoyment of the
respective Dominant Tenement and the exercise of the easements and rights
granted for the benefit of the respective Dominant Tenement and the Dominant
Owners thereof, provided that any such interruption is as short as reasonably
possible, not less than five (5) days' notice of the intended interruption is provided
(except in the case of emergency when no notice shall be required), interruptions
are scheduled, to the extent reasonably possible, to cccur outside the peak traffic
hours of the Owner of the Dominant Tenement and reasonable measures are taken
by the respective Servient Owner, during the period of the interruption, to provide
the respective Dominant Owner with adequate alterpative easement benefits so
interrupted to the extent reasonably possible in the circumstances;

Rules and Regulations - To make, amend, enforce and rescind reasonable rules and
regulations governing, restricting or affecting the manner in which an Easement Area or
any part or parts thereof may be used or enjoyed, including restrictions on the extent to
which Users of a Dominant Tenement may exercise the easements granted hegein for the
benefit of such Dominant Tenement, and to take all such reasonsble actions as may be
necessary to enforce or prevent any breach of such rules and regulations, provided that
such rules and regulations are solely for the purpose of regulating the hours of use,
enjoyment, safety, cleanliness, management, maintenance or operation of an Easement
Area or any part or parts thereof and that such rules and regulations apply equally to the
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Dominant Owners and the Servient Owaers and shall rot treat any of them differently
from the others; and

323 Grant Rights of Way - To grant statutory rights of way or easements in favour of the
City or other governmental entity or any public utility or public authority over an
Easement Area or any portion thereof as may reasonably be required.

33  Reservations for Control of Parking

Notwithstanding the Project Easement granted herein for Access to the Parkade, there is hereby
reserved to the Remainder Owner the right at all times hereafter and from time to time to restrict
the use of the Parkade by the Dominant Owners and Users of the Dominant Terements thereof,
in the manner provided pursuant to Schedule D.

TICLE 4- MODIFICATIONS SEMENT

41  Replacement Easements

As an integral part of the grant of the easements contained herein, subsequent to or in
contemplation of damage to, demolition or destruction of or renovations to any Development
which is situate within a Parcel, or in contemplation of the Construction of an additional
Development upon a Servient Tenement, the Servieat Owner shall, if so requested by the
applicable Other Owners and the City in writing, duly execute in registrable form and deliver to
such Other Owners such Modification to this Agreement in a form and on such terms and
conditions as the Servient Owner and the respective Other Owners and the City in each case shall
agree, each acting reasonably. There shall be no compensation or valuable consideration payable
to such Servient Owner therefor. It is the intent of the Owners and the City that any
Modification to this Agreement shall be at least equal in utility, security, value and convenience
to the respective Other Owners and the City as the easements, covenants, statutory right of way,
and Section 219 covenants granted hereunder and, provided that such Modification to this
Agreement are so equal, it is also intended that any such Modification to this Agreement shall
Interfere as little as possible with the use and enjoyment of the respective Servient Terement by
the respective Servient Owners.

4.2 Discharges ot: keplaced Easements

Following the execution and delivery by the respective Servient Owner and Other Owners of any
Maodification of this Agreement, in accordance with Section 4.1, the respeclive Other Owners
and the City shall, to the extent only that the easements, covenants, statutory right of way, and
Section 219 covenants granted hereunder have, to the extent reasonably required and to the
satisfaction of the City in the City’s sole discretion, been replaced, execute in registrable form
and deliver to the respective applicable Other Owners a surrender and discharge of the
easements, covenants, statutory right of way, and Section 219 covenaats so replaced.

43  Additional Easements

Each Servient Owner agrees with the Other Owners to execute and deliver any Modifications of
this Agreement as may be necessary lo grant such additional easements over their respective
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Servient Tenemeats as one or more of the Other Owners may reasonably require, by a written
request to the respective Servient Oweers, in order to permit the use and enjoyment of the
Developments within the Parcels as an integrated development as contemplated hereby, provided
that:

(@  no compensation or valuable consideration shall be paid to the Servient Owners
that grant such additional easements;

(b)  the Medifications of this Agreement required to grant and register such additional
easements shall be in a form and on such terms as the respective Servient Owners
and Dominant Owners shall agree, each acting reasonably; and

()  the additional easements granted pursuant to such Modifications to this
Agreement shall Interfere as little as possible with the use and enjoyment of the
respective Servient Tenements by the respective Servient Owners and shall be
consistent with the general scheme of the easements, covenants and allocation of
Shared Costs contemplated pursuant to this Agreement.

44  Priority of Replacement and Additional Easements

The Servient Owners in each case shall take all steps necessary to cause any Modification to this
Agreement contemplated pursuant to Sections 4.1 and 4.3 to have priority over any charges or
eacumbrances which permit the exercise of any rights or remedies which might prejudice the
rights granted to the respective Other Owners and the City in each case.

ARTICLE 5- PARTIAL RELEASE AND SUBBDIVISION

5.1 Release

The Owners and the City agree that upon the preparation from time to time by a Servient Owner
under a Project Easement of one or more survey plans showing the actual location of any area,
facility or improvement which is the subject of a Project Easement charging such Servient
Tenement, the respective Dominant Owner under such Project Easement and the City shall,
within a reasonable time of request by the applicable Servient Owner, execute and deliver to
such Servient Owner a partial discharge in registrable form, prepared by such Servieat Owrer of
the Project Easement and the covenants and-Section 219 covenants granted by such Servient -
Owaer in favour of the Other Owners and the City herein in relation thereto, so as to release such
Project Easement, covenants, Section 219 covenants and statutory right of way from such
portions of such Servient Tenement that are not identified on such survey plan(s) and after such
release, the parts of such Servient Tenement shown in such survey plaa(s) shall be the Easement
Area with respect to such Project Easement and shall be the subject of the covenants,
Section 219 covenants and statutory right of way granted by such Servient Owner in favour of
the Other Owners and the City.

52  Subdivision

5.2.1 If any of the Parcels are subdivided, then the rights, covenants, Section 219 covenants,
statutory right of way, and easements granted herein shall continue to run with and bind
each subdivided parcel thereof on which any of the Common Areas and Facilities and
Loading Bays are located, and on request of the applicable Servient Owner(s) to the City
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in writing, the City will, if approved by the City with such evidence provided by such
Servient Owner(s) as is required by the City, within a reasonable time of request by the
applicable Servient Owner, execute and deliver to such Servient Owner a partial
discharge in registrable form, prepared by such Servient Owner of the applicable rights,
covenants, Section 219 covenants, statutory right of way, and easements granted herein.

For further clarity and subject to Section 5.2.1, to the extent that a Parcel is stratified, the
rights, covenants, Section 219 covenants, statutory right of way, and easements granted
herein shall continue to run with and bind the lands, including the strata lots and common
property, located within the strata plan created by such stratification.

Subdivision and Redevelopment of Remainder

Without limiting the generality of the foregoing provisions of this Article 5 and for greater
certainty, the Owners and the City acknowledge and agree that, in the event that the Remainder
is subdivided:

5.3.1

53.2

5.4

to the extent that any Service Rooms, Service Connections, Fire Suppression Systems
Storage Rooms, Patio Amenity, Hotel Staff and Admin Rooms, Grease Interceptor,
Garbage Rooms, and Loading Bays and Support Structures located on the Remainder and
required by the Other Owners in their capacity as Dominant Owners of the easements
over the Remainder granted herein are not located on such parcel subdivided from the
Remainder, then the easements herein granted with respect to the use, Access,
Construction and Repair of such Service Rooms, Service Connections, Fire Suppression
Systems Storage Rooms, Patio Amenity, Hotel Staff and Admin Rooms, Grease
Interceptor, Garbage Rooms, and Loading Bays and Support Structures and the covenants
and the Section 219 covenants relating thereto shall be discharged from such parcel
subdivided from the Remainder, subject to written consent by the City; and

the easements herein granted for Access to, Construction and Repair of the Pedestrian
Access Routes, Vehicular Access Routes and the Parkade and the covenants and the
Section 219 covenants relating thereto shall be discharged, subject to written consent by
the City, from such parcel subdivided from the Remainder, provided always that required
number of Parking Spaces (which may be required pursuant to applicable zoning, bylaw

and permit'requirements, and any requirements under any leases existing at that time, -

which charge the Remainder) shall at all times be available to the Owners and Users of
the Parcels, in and on the portions of the Parkade situate on the remainder portion of the
Remainder following such subdivision, subject always to the restrictions set forth in
Schedule D hereof.

Subdivision and Redevelopment of Parcel

Upon subdivision of a Parcel by a strata plan:

(a) the strata corporation so created will:

(i) perform and observe the Owner’s covenants herein at the expense of the
strata corporation and the strata lot owners;
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(i)  upon the registration of the strata plan, be deemed to have assumed all of
the then ongoing obligations hereunder and benefit from all of the rights as
provided herein, whereby the previous owner of the Parcel (who was the
owner immediately prior to such stratification) will be released from all of
its obligations hereunder from and after the date that the strata corporation
assumes the applicable Owner’s obligations hereunder;

(iii) take into conmsideration the content of this Agreement when creating,
amending or rescinding the bylaws, rules and regulations of the strata
corporation applicable to strata lot owners, and will cause the strata lot
owners to comply with the obligations, restrictions and limitations as
provided herein;

(iv)  be responsible for any breach arising from any action or omission of any
and all of the strata lot owners of the obligations, restrictions and
limitations as provided herein;

(v)  be entitled to give all permissions and consents permitted to be given by
the Owner of the stratified Parcel; and

(vi)  not amend the strata plan in a manner that would result in any one or more
of the Easement Areas, Common Areas and Facilities and Loading Bays
becoming a strata lot or strata lots or part of a strata lot or strata lot; and
the strata corporation will ensure that such aforementioned areas will
remain situate on the common property of such amended strata plan; and

(b)  the liability of each strata lot owner in the strata plan to pay any costs and
expenses of the Owner of the stratified Parcel, as provided herein, will be in
proportion to the unit entitlement of his, her or its strata lot as established in
accordance with the Strata Property Act or as otherwise determined by the strata
corporation.

ARTICLE 6 - COVENANTS

6.1

General Owners' Covenants

Each Owaer hereby covenants and agrees with the Other Owners that the respective Owner in
each case shall:

6.1.1 Indemnity - Indemnify and save harmless the Other Owrers in respect of all Claims and

Expenses suffered or incurred by one or more of the Other Owners arising out of or in
any way related to the exercise by the respective Owner or the Users of such Owner's
Parcel of their rights hereunder or a breach by the respective Owner of its obligations
hereunder, by reason of or with respect to any injury to person or persons, including
death, resulting at any time hereafter and any damage to or loss of property suffered by
one or more of the Other Owners or others, except to the extent it is caused by the
negligence or wilful misconduct of one or more of the Other Owaners, or persons for
whose conduct such Other Owners are responsible;
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Minimize Nuisance - Use all reasonable efforts to minimize the nuisance and
inconvenience to the Other Owners or Users of the Other Parcels arising out of any
Construction or Repair carried out on the respective Parcel owned by such Owner;

Not to Interfere with Other Parcels - Insofar as it is practicable so to do, exercise, and
cause the Users of its Parcel to exercise, their rights hereunder in such a maner so as not
to Interfere with the respective Other Parcels owned by the Other Owners;

Not to Interfere with Other Owners' Easements - Not do and shall not permit the
Users of its Parcel to do, any act or thing which, in the reasonable opinion of the Other
Owners, would Interfere with the exercise of the easements granted herein in favour of
the Other Owners;

Not to Interfere with systems - Not to Repair, Construct or Interfere with any Service

Connections or Fire Suppression Systems situated within its Parcel that are used by any

Dominant Owners or for the benefit of any Other Parcels pursuant to the easements

herein granted save and except under the direct supervision of:

(a)  in the case of the ASPs, the ASP Owners or the property manager(s) appointed by
the ASP Owners; and

(b) in the case of the Remainder, under the direct supervision of the Remainder
Owner or direct supervision of the property manager(s) appointed by the
Remainder Owner,

all of whom shall co-ordinate any such activity with the applicable Owrer(s) or the
applicable property manager(s) appointed by such Owner(s) to their respective Parcels;

Repair - Promptly and properly Repair, at the respective Owner’s cost and expense, all
damage to the Other Parcels caused by any work done by the respective Owner or the
Users of its Parcel in connection with the Construction or Repair of a Development on or
within the Parcel owned by such Owner or pursuant to the exercise of any of its
easements herein, at the conclusion of such work in order to meet good and prudent
standards of repair;

Discharge Liens - Not create or permit to remain and shall remove and discharge or

cause to be rémoved and discharged promptly, at the cost and expeanse of such Owner,

any lien, encumbrance or charge or claim of lien upon the Other Parcels which arises out
of the exercise or fulfillment of the rights of such Owner kereunder;

Rules and Regulations - Comply with any rules and regulations described in
Section 3.2.2 of this Agreement which are applicable to the Other Parcels;

Authorized Personnel - Only permit the Remainder Owner, a property manager retained
by an ASP Owner, or a qualified personnel supervised by a property manager retained by
an ASP Owner or the Remainder Owner to enter those Service Rooms in the Parcels
(whether or not situate within the ASP owned by the Owner) which coatain services such
as electricity, gas, telecommunications, water and the elevator and sprinkler systems, so
as to minimize the risk of damage or Interference to the Service Connections and the Fire
Suppression Systems and the provision of services to the Other Parcels;
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6.1.10 Notice and Exchange of Information - Promptly notify the Other Owners of any
Construction or Repair performed by or on behalf of such Owner to shared Common
Areas and Facilities, Fire Suppression Systems, Service Connections and Service Rooms,
as permitted hereby, and provide to the Other Owners a copy of any engineering reports,
drawings, plans, operating manuals and maintenance manuals relating to the Construction
or Repair after the performance of such work (including confirmation that such work
complies with the Building Code or the Equivalency Requirements), ualess requested
earlier by any of the Other Owners in which case such materials shall be delivered as
soon as reasonably possible following such request;

6.1.11 Not to Obstruct Pedestrian Access Routes and Vehicular Access Routes — To
maintain and not obstruct the Pedestrian Access Routes and Vehicular Access Routes in
its Parcel except in accordance with Section 3.2.1, and to maintain access to the
Pedestrian Access Routes and Vehicular Access Routes in its Parcel;

6.1.12 Compliance with Laws — To comply with all applicable laws, regulations and bylaws of
governmental authorities applicable to its Parcel and the improvements thereon, with
respect to the operation, inspection, Construction and Repair of its Parcel and the
improvements thereon and each Owner will not carry out any Construction or Repair to
its respective Parcel except in compliance with such laws, regulations or bylaws; and

6.1.13 Smoke Detectors — Not to attach any cables, wires, string or line to any part of any
Development or hang or display any decorations, banners or advertising from any part of
any Development in a manner or location that will Interfere with Fire Suppression
Systems located in the Project.

6.1.14 Thermal Energy System - Not to supply or install or allow any other person to install a
Thermal Energy System or any other system that would supply Thermal Energy Services
to the Project or any portion thereof located on the Parcels and to make use of the
Thermal Energy Services pursuant to the FAES Service Agreement until the FAES
Service Agreement has been terminated in accordance with its terms.

6.2  Parking on Parkade in Remainder

The Remainder Owner covenants and agreés with the ASP Owners to make available the
Parkade to the ASP Owners and Users and to ensure that parking is provided pursuant to all
applicable zoning, bylaw and permit requirements, and in accordance with the provisions of
Schedule D.

63  Signs end Exterior Appearance of Parcels

Without the prior written conseat of the Remainder Owaer, the Owners of the Parcels shall not:

(@)  install signs, or permit the Users of their respective Parcels to install signs to the
exterior or interior of the Developments within their respective Parcels; or

(b)  alter, or permit the Users of their respective Parcels to alter, the exterior
appearance of the Developments of their respective Parcels,

in a manner that causes an unreasonable material nuisance or disturbance to the Owaers of the
Other Parcels, or is inconsistent with the appeararce, design or quality of the balance of the
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Project. Each of the Owners acknowledges that the ITC Signage, the Hotel Signage aand the
Podium Signage are acceptable, do not cause an unreasonable material nuisance or disturbance to
the Owners of the Other Parcels, and are not inconsistent with the appearance, design or quality
of the balance of the Project.

64  Obligation to Maintain

6.4.1 Each Owner shall maintain, Repair and replace, as and when required and so as to meet
good and prudent standards of maintenance and repair, the respective Developments,
Service Connections, Service Rooms, Fire Suppression Systems, Pedestrian Access
Routes, Vehicular Access Routes, parking facilities and other areas, facilities, systems
and equipmeat which are or are intended to be for the use only of the particular Owner,
whether located on the Parcel owned by such Owner or on the Other Parcels, or the
subject of an easement or easements hereunder in favour of the particular Owner in its
capacity as a Dominant Owner hereunder; and

64.2 To the extent that any Developments, Service Connections, Service Rooms, Fire
Suppression Systems, Pedestrian Access Routes, Vehicular Access Routes, parking
facilities and other areas, facilities, systems and equipment are located on one Parcel and
are or are intended to be for the use of a number of the Owners pursuant to the easements
granted herein, the Owner of the Parcel on which such Developments, Service
Connections, Service Rooms, Fire Suppression Systems, Pedestrian Access Routes,
Vehicular Access Roules, parking facilities and other areas, facilities, systems and
equipment are located shall maintain, repair and replace, as and when required and so as
to meet good and prudent standards of maintenance and repair, the Developments,
Service Connections, Service Rooms, Fire Suppression Systems, Pedestrian Access
Routes, Vehicular Access Routes, parking facilities and other areas, facilities, systems
and equipment located on the Parcel owned by such Owner and the cost of such
maintenance, repair and replacement shall be allocated between such Owner and the
Other Owners pursuant to Article 7 hereof,

6.5  Repair of Common Areas and Facilities

Further to the provisions of Section 6.4, each Owner acknowledges and agrees that the Common-
Areas and Facilities and Loading Bays located within that Owner’s respective Parcel shall be
Repaired by that Owner. Notwithstanding the foregoing, the ASP Owners may delegate their
responsibility for Repairing the Common Areas and Facilities and Loading Bays located in the
ASPs to the Remainder Owner, such that the Remainder Owner would Repair the Common
Areas and Facilities and Loading Bays located in the ASPs. The ASP Owners shall from time to
time provide the Remainder Owner with such written authorizations as the Remainder Owner
may require, in order to confirm that the Remainder Owaer is authorized to exercise the Project
Easements granted herein in favour of the ASPs (which are granted to the ASPs to allow the ASP
Owners to exercise their rights and obligations to Repair), in connection with performing the
Remainder Owner’s obligations as provided herein.
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6.6  Provision of Building Services

Each Owner acknowledges and agrees that it must provide the Building Services required for its
respective Parcel; provided that the ASP Owners may delegate their responsibility for providing
the Building Services for the ASPs to the Remainder Owaer, such that the Remainder Owrer
would provide the Building Services required for the ASPs.

6.7 Co-operation

Notwithstanding that the Common Areas and Facilities and Loading Bays may be Repaired by
the Remainder Owner as provided in Section 6.5:

(@  the Owners of the Parcels acknowledge and agree that they may each retain
separate property management companies to manage and operate the portions of
the Developments within their respective Parcels that do not comprise Common
Areas and Facilities;

(b)  each of the Owners of the Parcels will co-operate, either directly or through their
respective property managers, with the Remainder Owner in order that the
Remainder Owner may duly camry out the Repair of the Common Areas and
Facilities in the ASPs and the provision of the Building Services for the ASPs;
and

(c) the Remainder Owner will co-operate, or cause its property manager to
co-operate, with the property manager(s) of the ASPs in connection with the
Repair by the property manager(s) of the Common Areas and Facilities on the
Parcels and the Repair by the Remainder Owner of the Parkade and the
Developments, Support Structures, Service Rooms, Storage Service Connections,
Fire Suppression Systems, Storage Rooms, Garbage Rooms, Commercial Boiler,
Grease Interceptor, Patio Amenity, Hotel Staff and Admin Rooms, Vehicular
Access Routes and Pedestrian Access Routes on the Remainder (the repair of
which the Remainder Owaer acknowledges and agrees is the responsibility of the
Remainder Owner pursuant to Section 6.4) and the property manager(s) and the
property manager for the Remainder shall, to the extent reasonably possible, use
the same contractors and service providers in connection with the Repair of such
aress, facilities and systems and share the cost of any such contractors and service
providers pursuant to the provisions of Article 7 hereof.

6.8  Failure of Remainder Owner to Repair

If the Remainder Owner fails to Repair the Common Areas and Facilities in the Remainder or to
provide the Building Services for the ASPs within a reasonable period of time after notice from
one or more of the Owners, the Owners of the Parcels that have delivered such notice may
perform such work, and to the extent that such work is for the benefit of any of the Other Owners
of the Parcels, shall be reimbursed by such Other Owners for their reasonable costs and expenses
of doing so, in accordance the cost sharing provisions of Article 7.
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6.9 Insurance by Owners

Each Owner shall insure and perform the following covenants in respect of its respective Insured
Property and, as applicable in respect of the Other Parcels, for itself and for the benefit of the

Other Owaers:

6.9.1 the Owner in each case shall, at its sole cost and expense, and in addition to and not in
substitution for any policies of insurance maintained by the Other Owners, take out and
keep in full force and effect, or cause to be maintained, policies of:

(@)  insurance against fire and other risks of physical loss or damage covered by a
standard all-risks policy, and insurance against all other hazards covered by
policies normally in use from time to time by prudent owners of properties in the
Greater Vancouver Regional District similar to the Insured Property, on the
Development comprised in the Insured Property, in an amount equal to the full
replacemsnt cost thereof;,

(b)  comprehensive general liability insurance, including all risks normally insured by
prudent occupants in connection with the use and occupancy of properties in the
Greater Vancouver Regional District similar to the Insured Property, in respect of
the use and occupancy of the Insured Property, for claims for personal injury,
death or property damage arising out of any one occurrence with limits that are
prudent for an owner of a property similar to the Insured Property;

(c)  comprehensive general liability insurance with respect to the use of the easements
granted to the respective Owner, in its capacity as a Dominant Owner in each
case, in an amouat of at least $5,000,000.00 or such greater amount as the Other
Owners of the respective Other Parcels constituting the Servient Tenements to
such Dominant Tenement may reasonably require from time to time in
accordance with then-prevailing industry standards in the Greater Vancouver
Regional District for insurance of similar properties, for claims for personal
injury, death or property damage arising out of any one occurrence. The Owner
in each case shall ensure that such insurance policy names the Other Owners and
their respective successors in title as additional insureds and includes a cross-
liability and severability of interests endorsement and a thirty (30) day notice of
¢ancellation or non-resiewal clause for the additioral insureds; e

(d)  if equipment or apparatus that is normally the subject of boiler and pressure vessel
insurance is located on the Insured Property, boiler and pressure vessel insurance
in such amount as is normally effected having regard to the nature of such
equipment or apparatus;

(¢)  during Construction of any Development which is comprised in the Insured
Property:

(i) course of construction insurance in such amount as would normally be
carried by a prudent owner of properties in the Greater Vancouver
Regional District similar to the Development contemplated for the Insured
Property with the Other Owners and their respective mortgagees as named
insureds and extended to cover the Other Owners;
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(i)  wrap up liability insurance in such amount as would normally be carried
by a prudent owner of properties in the Greater Vancouver Regional
District similar to the Insured Property for the period of construction plus
twenty-four (24) months completed operations extension, with the Other
Owners and their respective mortgagees as named insureds and affording
protection to the Other Owners, the contractor, developer, all
subcontractors, consultants and architects employed or engaged in respect
of the Insured Property and such Owner in respect of cross-liability and
severability of interests; such policy of insurance shall not exclude damage
to the Insured Property either during construction or the ensuing
twenty-four (24) month period; and

(iii)  project errors and omissions insurance paming the architect and engineers
employed or engaged in respect of the Insured Property for the period of
construction plus twenty-four (24) months after substantial completion of
the Development comprised in the Insured Property in the amount at least
equal to the amount that would be obtained by a prudent owner of a
building, improvement or other structure in the Greater Varcouver
Regional District and similar to the Development contemplated for the
Insured Property; and

® such other insurance for the Insured Property, including Service Connections, as
would reasonably be maintained by prudent owners of similar properties in the

Greater Vancouver Regional District;

the Owner obtaining insurance in each case pursuant to Section 6.1.1 shall from time to
time, whenever reasonably required by any of the Other Owners, furnish to such Other
Owners certificates of insurance, certificates of renewal and other documents appropriate
to evidence the insurance from time to time in force as required by this Section 6.9. If
such Owner shall fail to insure as required under this Section 6.9 any of the Other
Owners, after wrilten notice to such Owner, may, but shall not be obliged to, effect such
insurance in the name and at the expense of such Owner, and such Owner shall promptly
repay such respective Other Owners for all costs incurred by such Other Owers in so

doing;. .

notwithstanding the foregoing, if it is more commercially reasonable for the Owners to
take out, keep, maintain and participate in a joint insurance policy to cover some or all of
the matters described in this Section 6.9, then the Owners will cooperate with each other
to the fullest extent to obtain and maintain such joint insurance policy provided the
Owners have mutually agreed to same, with the Owners, acting reasonably, provided
always that all of the insurance obligations of all the Owners under this Section 6.9 are
nonetheless fulfilled. To the extent the Owners have not obtained a joint insurance policy
pursuant to the foregoing for some or all of the matters described in this Section 6.9, each
Servient Tenement Owner agrees to use its best efforts where practicable to cooperate
and coordinate with the Dominant Owner in an effort to obtain and maintain insurance
policies from common underwriters;
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694 if a claim is made under any of the insurance policies required to be obtained and
maintained hereunder, and the cause of the damage which is the subject matter of such
claim can be reasonably attributed to the act or omission, whether negligent or otherwise,
of one or more Owner, in such case the deductible payable in respect of such claim will
be payable by the Owner whose act or omission caused the damage, or if more than one
Owner’s act or omission caused the damage, then divided equally among and paid by all
such Owners; and

6.9.5 each Owner, at its expense, will have the insurance it is required hereunder to obtain and
keep reviewed by a qualified insurance consultant at least once each calendar year to
ensure that the coverage provided thereby is consistent with the actual insurable values of
the property insured thereby and that the coverage provided by any liability insurance
required to be obtained and maintained pursuant is for an amount consistent with the then
prevailing industry standards in the City of Richmond for liability insurance for similar
projects.

6.10 Default

If any Owner fails to perform any of its obligations or covenants under this Agreement:

(@)  any of the Other Owners may, in their discretion, perform any of the obligations
or covenants of the defaulting Owner and the defaulting Owner shall, on demand,
reimburse the Other Owners for all of their reasonable costs and expenses of
doing so; and

(b)  with respect to any default by an any Owner of a Parcel to make Shared Cost
Payments to the Remainder Owner, as herein provided, the Remainder Owner
may suspend the provision of Building Services or the provision of Shared
Utilities to the Parcel owned by such defaulting Owner until such default is cured,
provided always that:

(i) the Remainder Owaer provides ten (10) days prior written notice of its
intention to suspend Building Services or Shared Utilities to such Parcel;
and

" (i)  the suspension of Building Services or Shared Utilities to such Parcel shall
not Interfere with any Other Parcel or the Owner or Users thereof,

ARTICLE 7 — COST-SHARING
7.1  Cost Sharing

The Owners covenant and agree to share the Shared Costs on the basis of the percentage
allocation of Shared Costs set forth in Part 1 of Schedule C and pursuant to the procedures set
forth in this Article 7.

72  Shared Costs Budget

72.1 The Remainder Owner shall prepare or cause to be prepared a budget of the Shared Costs
that the Remainder Owner anticipates will be incurred for each calendar year.
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722 The Remainder Owner shall deliver a consolidated budget for the Shared Costs to the
Owners no later than ninety (90) days before the beginning of the calendar year for which
such budget has been prepared.

7.2.3  The budget of the Shared Costs shall identify:
(@  each item in reasonable detail, including at a minimum, the Shared Costs
identified in Section Part 2 of Schedule C;
(b)  the percentage increase in the Shared Costs for each item for the next calendar
year from the budget for the current calendar year; and

()  the monthly amounts payable by each Owrer on account of Shared Costs for the
next calendar year, based on the percentage allocation set forth in Schedule C.

7.3  Monthly Payments

Each of the Owners shall pay their respective monthly Shared Cost Payments as identified
pursuant to Section 7.2.3(c) to the Remainder Owner on a monthly basis, within ten (10) days
following the beginning of each calendar month.

7.4 Immediate Reimbursement

Notwithstarding the provisions of Sections 7.1, 7.2 and 7.3 above, if the Remainder Owner
reasonably anticipates from time to time that the Shared Costs will exceed the Budgeted Shared
Costs, the Remainder Owner may render invoices to the Owners in the amount of their respective
percentage share of such excess Shared Costs as shown in Part 1 of Schedule C., describing the
items of Shared Costs that are in excess of the Budged Shared Costs and the amount of such
excess in reasonable detail, and the Owners shall pay such invoices within thirty (30) days of
receipt thereof.

7.5  Annual Reconciliation

Within one hundred twenty (120) days following the end of each calendar year, the Remainder
Owner shall make a final determination of the actual Shared Costs for such preceding calendar
year and shall deliver an Annual Shared Costs Statement to each of the Owners, showing the
particulars of the actual Shared Costs and those amounts already paid by monthly instalients for
such year in reasonable detail If the Annual Shared Costs Statement shows that Shared Costs
for the preceding calendar year are due and owing from any of the Owners, then the applicable
Owners in each case shall pay the amounts due and owing by them to the Remainder Owner
within thirty (30) days following receipt of the Annual Shared Costs Statement. If the Annual
Shared Cost Statement shows that the Remainder Owner has over-collected Shared Costs from
one or more Owners for the preceding calendar year, then the Remainder Ower shall 1epay such
Owners, as applicable, in the amount of such over-collection.

7.6  Interest Payable

Interest shall accrue on the amount of any Shared Cost Payments payable to the Remainder
Owner hereunder from the due date of payment thereof, at the Prime Rate plus four percent (4%)
per annum for a peried of thirty (30) days and thereafter uatil paid in full, at the lesser of: (a)
Prime Rate plus twenty percent (20%) per annum or (b) the maximum amount of interest that
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may be charged at law. The Owners acknowledge and agree that the foregoing interest payable
on outstanding Shared Cost Payments represents their mutual assessment of the risks to the
Owners associated with any inability of the Remainder Owner to make paymeats on account of
the Shared Costs and does not constitute a penalty.

7.7  Accounting Records and Audit

The Remainder Owner will keep or cause to be kept accurate accounting records of all Shared
Costs (including accounting records relating to the Parkade Costs) at a location within the
Greater Vancouver Regional District, which records shall be available at reasonable times for
inspection or audits by the Owners upon thirty (30) days prior written notice and such records
shall be kept for a period of six (6) years following the end of each calendar year.

7.8  Expiry of Re-Adjustment Period

No Owner may claim from the Remainder Owner or any of the Other Owners a re-adjustment in
respect of any Shared Costs, whether paid or payable in monthly instalments or otherwise, if
based on any error of estimation, allocation, calculation or computation thereof, unless claimed
in writing prior to the expiration of eighteen (18) clear months from the conclusion of the period
inrespect of which such Shared Costs were incurred.

7.9  Failure to Agree

If any Owner disputes the Annual Shared Costs Statement prepared by the Remainder Owner or
claims a re-adjustment of Shared Costs pursuant to Section 7.8, then forthwith after a dispute
arises, the disputing Owner will give written notice of such dispute to the Other Owner selting
forth the particulars of such dispute and the value of the amount claimed. The Other Owner(s)
will reply to such notice no later than ten (10) business days after it is received setting out in
such reply its answer. If such Owner, the Remainder Owner and the Other Owners are unable to
agree on the disputed issue within one hundred eighty (180) days following either:

(2)  the last day of the calendar year in respect of which the Shared Costs disputed
under the Annual Shared Costs Statement were incurred; or

(b)  the date of a written claim made by the Owner pursuant to Section 7.8, .
then the matter shall be submitted to arbitration as provided in Section 11.1.

7.10 Deductions from Shared Costs

The following shall be deducted from Shared Costs incurred by the Remainder Owner or the
Owaners:

(a) all recoveries by the Remainder Owner or an Owner which reduce costs and
expenses to provide the Building Services and to Repair the Common Areas and
Facilities and the Parkade, including, without limitation, the following:

O] recoveries under any warranties;

(i)  net recoveries from third parties as a result of any act, omission, default or
negligence of such third parties;
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(iii)  net amounts received from third parties for the use or occupation of any of
the Common Areas and Facilities;

(iv)  an amount on account of the maintenance and Repair of the Parkade as
reasonably allocated by the Remainder Owner from any parking revenue
eammed from the Parkade; and

(v)  recoveries under any insurance policies maintained by the Owners; and

(b)  any goods and services tax pursuant to the Canada Excise Tax Act (“GST") or any
tax levied in replacement of GST with respect to costs incurred if a credit may be
claimed from Revenue Canada for such GST.

7.11 Basis of Allocation of Shared Costs

The Owners acknowledge and agree that their respective percentage share of Shared Costs set
forth in Schedule C has been settled and agreed to by all of the Owners and may not be changed
or altered, pursuant to arbitration hereunder, any other legal proceedings or otherwise, for any
reason whatsoever, save and except by written agreement of all of the Owners.

712 No Consideration or Fee to be Charged for Easements Granted Herein

Each of the Owners acknowledges and agrees that no Owner shall charge the Other Owners any
fee (e.g. rent, license fee or easement fee) as consideration for the Owner granting to the Other
Owners the easements contemplated herein. For certainty, the charging of any fees for the use of
any Parking Spaces which are not specifically allocated to an Owner is not a violation of this
Section. For further clarity, the allocation and payment of Shared Costs (including any
administrative fees included therein) as amongst the Owners, and any reimbursement of costs
contemplated herein shall not be considered as such a fee charged as consideration for the grant
of an easement (for the purpose of this section).

713 Status Certificate

Each Owaner will, within 15 days after a written request from an Other Owner and upon payment
of a reasonable fee by such requesting Other Owner not to exceed $100.00 (and adjusted each
yedr in accordance with the “dll items Consumer Price Index” for Greater Vancouver published
by Statistics Canada or successor in function, or any similar replacement index using 2017 as the
base year), deliver to any actual or prospective mortgagee or prospective purchaser, as specified
by such requesting Other Owaer, a certificate upon which the recipient will be entitled to rely
specifying:
(@)  the amount of money, if any, owing or accruing due to the Owner by the
requesting Other Owner pursuant to the terms of this Agreement;
(b)  any work which has been undertaken by the Owner for which it will be seeking
total or partial compensation from the requesting Other Owner; and
(c)  the details of any notice given to the requesting Other Owner pursuant hereto of
the Owner’s intention to do work.
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ARTICLE 8- DAMAGE OR DESTRUCTION

8.1  Owner’s Obligation to Rebuild and Repair if no Major Damage

In the event that the improvements on any Parcel or any part thereof will at any time be defective
or be destroyed or damaged (the “Damaged Development”) such that the Project Easements
granted herein are diminished in a material way or are likely to be diminished in a material way,
but the Damaged Development has not suffered Major Damage, then after receipt from any
Other Owner of a written notice to Construct and Repair the Damaged Development pursuant to
this Section 8.1 (which notice refers to and contains a copy of this Section 8.1), the Owner of the
Damaged Development will, within a reasonable period of time following notice thereof from
the Other Owner(s), Construct, Repair and make the Damaged Development fit for the purpose
of such Project Easements.

82  Owner’s Obligation to Rebuild and Repair if Major Damage

In the event that the Damaged Development is destroyed or damaged to such extent that Major
Damage has occurred but the improvements Constructed on the Other Parcels are not destroyed
or damaged to such extent that Major Damage has occurred, the Owner of the Damaged
Development will rebuild or Repair the Damaged Development, subject to the Strata Property
Act to the extent applicable, any requirements by such Owner's lender, or any requirements of
the City. If the Owner of the Damaged Development is prevented from rebuilding or Repairing
the Damaged Development because of the Strata Property Act, requirements by such Owner’s
lender or requirements of the City, such Owner will demolish and completely remove the
Damaged Development and debris from its Parcel and restore the Parcel to a neat and safe
condition in a good and workmanlike manner, provided that the Owner will take reasonable
measures to ensure that the improvements Constructed on the Other Parcels will continue to be
functional and safe notwithstanding such demolition and removal. In the event that two or niore
Parcels suffer Major Damage, the Owners will act cooperatively to reach a mutually acceptable
agreement as to whether to rebuild or Repair the Damaged Developments. If the Owners are
unable to so agree, the dispute will be resolved in accordance with Article 11 hereof.

83  Delay in Rebuilding or Repairing

Subject to Sections 8.1 and 8.2 above, in the event that the Repair or rebuilding of a Damaged
Development is not undertaken forthwith and proceeded with diligently and expeditiously, then
the Owner of such Damaged Development will forthwith take such reasonable action as is
necessary to leave any Easement Areas situate within the Damaged Development in a condition
which is neat and tidy and does not in any way create a nuisance or a safety hazard.

84  Failure to Rebuild and Repair

If any Owner fails to fulfill its obligations as set out in Sections 8.1, 8.2 and 8.3, and such Owner
has not referred the matter for resolution pursuant to Article 11, the Other Owners, upon giving
the defaulting Owner not less than ten (10) business days’ notice in writing (except in the case of
emergency when no notice will be required), will have the right to perform the failed obligations
and will be entitled to be reimbursed as provided herein,
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85  Costs and Expenses

Any work conducted by an Owner under Sections 8.1, 8.2 and 8.3 will be at such Owaer’s sole
cost and expense, except to the extent that such defect, damage or destruction is caused by or
contributed to by the negligence or wilful act or omission of any of the Other Owners, their
Users or those for whom the Other Owner(s) are in law responsible.

CLES - N 219 COVE FAVOUR OF THE CITY
9.1  Section 219 Covenant - Easements and Covenants Generally — All Parcels

Pursuant to Section219, the Owners each covenant and agree with the City as a covenant
charging and running with and binding each of the Parcels that:

9.1.1 Project Easements — the Parcels will be used to provide the Project Easements granted
under this Agreemeat;

9.1.2 No Discharge or Modification - the Project Easements shall not be abandoned,
surrendered, modified, released or discharged (except as contemplated in Article 4 and
Article 5 of this Agreement) without the prior written consent of the City, which consent
may be arbitrarily withheld;

9.1.3 No Suspension - except pursuant to Section 6.10, under no circumstances whatsoever
shall the Project Easements be suspended, interrupted or terminated by reason of any
breach, default, trespass or other wrong, whether by commission or omission, on the part
of an Owner or those claiming by, through or under any of them or for any reason
whatsoever, and the Owners shall each refrain from seeking any judgment, order or
declaration to that effect. Nothing contaired in this subsection shall prevent an Owner
from applying to enjoin or restrain any wrongful action or from seeking damages therefor
from one or more of the Other Owners or any other persons;

9.1.4 Performance of Project Covenants - each of the Owners will perform, meet its
obligations under and otherwise comply with each of the Project Covenants applicable to
such Owner or to the Parcel owned by such Owner and the Owgers shall not modify the

" Project Covenants (except as contemplated in Article 4 and Article 5 of this' Agreement)
or release any of the Owners from their obligations thereunder, without the prior written
consent of the City, which consent may be arbitrarily withheld;

9.1.5 City as a Party to this Agreement - notwithstanding anything to the contrary herein
contained, the City is a party to this Agreement for the purposes only of receiving any
rights granted to it in this Agreement apd, without limiting the generality of the
foregoing, neither the City nor any of the City Personnel, will be liable for anything done
or failed to be done pursuant to or associated with any provision within this Agreement or
anything contemplated thereby, whether or not such act or omission was accompanied by
negligence on the part of the City or any City Personnel;

9.1.6 Acknowledgement, Release of, and Indemnity to City - each of the Owners, for
themselves and their successors and assigns and their respective tenants, permittees,
licensees and invitees, hereby:
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Acknowledgement - acknowledges that the subdivision of the Parent Parcel into
the Parcels may result in the Developments that are presently situate on or within
the Parcels not being in full compliance with the Building Code or the City’s
building bylaws; and that the non-compliance of the Developments that are
presently situate on or within the Parcels with the Building Code or the City’s
building bylaws shall not be considered the proximate cause of any loss, cost,
expense, damage, injury or death to an Owner or any of its respective tenants,
permittees, licensees and invitees;

Indemnity — covenants and agrees to indemnify and save harmless the City and
the City Personnel in respect of all Claims and Expenses suffered or incurred by
the City or the City Personnel arising out of or in any way related to or that would
not or could not be sustained “but for” any of the following:

® this Agreement including, but nct limited to:
(A)  the easements granted hereunder;
(B) the loss or abridgement of the easements granted hereunder;
(C)  theexercise of the easements granted hereunder; and

(D)  the agreement by the City to treat the Project as a single building in
regard to Building Code compliance;

(i)  any release of this Agreement or the loss of any of the rights granted
hereunder;

(iii)  the issuance or withholding of any approval or permit by the City
(including approval of the subdivision of the Parcel);

(iv)  the non-compliance of any Parcel or the Project with any City bylaw,
notwithstanding this Agreement;

(v)  the spread of fire, smoke, heat, water, exhaust fumes, noise or other
emanations;

(vi) any breach by any Owner or those for whom they are, respeclively,
responsible in law, of their respective obligations contained in this
Agreement;

(vii) any personal injury, damage or death occurring in or on the Easement
Areas;

(viif) a claim made against the City or a City Personnel, notwithstanding
Section 9.1.5 above; and

(ix)  the failure of the City or any City Personnel to enforce the Building Code,
the City’s subdivision bylaws or the City’s building bylaws to the fullest
extent possible or at all,
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except to the extent the Claims and Expenses arise from the gross negligence or
wilful misconduct of the City or City Personnel;

(c)  Release — covenants and agrees to release the City and the City Personnel in
respect of all Claims and Expenses suffered or incurred by the Owner or any of
the Owner’s directors, officers, employees, agents, contractors and subcontractors,
arising out of or in any way related to or that would not or could not be sustained
“but for” any of the following:

@

(i)

(iii)

(iv)

)

(vi)

(vii)

(viii)

(ix)

this Agreement including, but not limited to:

(A) the easements granted hereunder;

(B)  the loss or abridgement of the easements granted hereunder;
(C)  theexercise of the easements granted hereunder; and

(D)  the agreement by the City to treat the Project as a single building in
regard to Building Code compliance;

any release of this Agreement or the loss of any of the rights granted
hereunder;

the issuance or withholding of any approval or permit by the City
(including approval of the subdivision of the Parcel Parcel);

the non-compliance of any Parcel or the Project with any City bylaw,
notwithstanding this Agreement;

the spread of fire, smoke, heat, water, exhaust fumes, noise or other
emanations;

any breach by any Owner or those for whom they are, respectively,
responsible in law, of their respective obligations contained in this
Agreement;

any personal injury, damage or death occurring in or. on the Easement

Areas except to the extent the Claims and Expenses arise from the
negligence of the City or City Personuel;

a claim made against the City or a City Personnel, notwithstanding
Section 9.1.5 above; and

the failure of the City or any City Personael to enforce the Building Code,
the City’s subdivision bylaws or the City’s building bylaws to the fullest
extent possible or at all.

9.1.7 Remedies — the Owners agree that damages will not be an adequate remedy for the City
for any breach by the Owners of their respective obligations under this Agreement, and
that the City is entitled to an order for specific performance or a prohibitory or mandatory
injunction as a remedy for any such breach. The Owners agree that in any proceeding
relating to this Agreement that is finally adjudicated wholly in favour of the City after
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expiry of all applicable appeal periods, the City is entitled to its costs on a solicitor and
client basis;

Single Site - notwithstanding the subdivision of the Parent Parcel to create the Parcels,
none of the Parcels shall constitute a separate lot for the purposes of the application of the
Building Code and the Parcels and every subdivided part thereof shall constitute a single
lot for such purposes;

City’s Reliance on Certified Professional Report — each Owner has requested the City
to agree to treat the Project as a single building for the purposes of the Building Code,
and agrees that in considering the compliance of the Project with the Building Code
following the subdivision creating the Parcels, the City has wholly relied upon the
analysis thereof by the Certified Professional employed by the Owners for such purposes
contained in the Certified Professional Report. The opinion of such Certified
Professional set forth in the Certified Professional Report is that if the Equivalency
Requirements are satisfied, which the Owners acknowledge and confirm are satisfied
pursuant to this Agreement, the subdivision plan which creates the Parcels will result in
the Project being in compliance with the Building Code;

Compliance With Building Code - each Owner covenants and agrees that any building
or structure on the Parcel owned by such Owner will not be built, Constructed, Repaired,
reconstructed, improved, altered or modified except in compliance with the Building
Code and the Equivalency Requirements;

Compliance with Equivalency Requirements - each Owner covenants and agrees that it
will install the equivalencies referred to in the Equivalency Requirements (the
“Equivalencies”) in accordance with Section 9.1.10 of this Agreement and with the
Equivalency Requirements and that it will Construct, maintain and Repair and replace the
Equivalencies as necessary, in a manner consistent with Section 9.1.10 of this Agreement
and with the Equivalency Requirements;

City’s Reliance on Equivalencies - each Owner agrees that the Owner has requested that
the City accept the Equivalencies in respect of its Parcel and that the City is wholly
relying on the expertise of the Owner’s Certified Professional .in accepting such
Equivalencies;

Maintenance - except as specifically set forth herein, it will inspect, operate, Construct,
maintain, and Repair, as and when required, the Easement Areas, the Fire Suppression
Systems, Service Connections, Service Rooms, Pedestrian Access Routes, Vehicle
Access Routes, Exterior Elements, and Support Structures in its respective Parcel, as
would a prudent owner and in accordance with the terms and conditions of this
Agreement and the Equivalency Requirements, and to the extent necessary it will use
these easements for those purposes;

Common Wall - each Owner acknowledges and agrees that;
(@)  the Parcels are considered a single building for Building Code application
purposes;
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they will pay their proportionate share of the cost to maintain and Repair any
Common Wall as set forth in Article 7 hereto;

where any Owner changes the use of its Parcel in a manner that requires a change
to a Common Wall or other element of its Parcel, such party changing the use of
its Parcel will undertake, at its cost, Construction to effect such change in
accordance with the Certified Professional Report, the Building Code and all
requirements of the City; and

it is fully aware of the presence of unprotected openings at air space parcel
property lines at the locations set forth in the Certified Professional Report and,
accordingly, each Owner acknowledges and agrees that it is fully aware that
smoke and fire may readily move between the Parcels as a result of such
openings; and

9.115 Further Subdivision - each Owner acknowledges and agrees that upon subdivision of a

9.2

Parcel by a strata plan:

(@)  the Section 219 covenants herein will charge each strata lot created thereby and
will also be noted on the common property record of the strata corporation created
thereby;

(b)  the strata corporation so created will perform and observe the predecessor
Owner’s covenants herein at the expense of the strata corporation and the strata lot
owaners of such strata corporation;

(c)  the Easement Areas, Common Areas and Facilities and Loading Bays will not
become a strata lot or strata lots or part of a strata lot or strata lots but rather they
will be situate on the common property of such strata plan; and

(d) the liability of each strata lot owner to pay any costs and expenses of the Owrer

of the stratified Parcel, as provided herein, will be in proportion to the unit
entitlement of his, her or its strata lot as established in accordance with the Strata
Property Act or as otherwise determined by the strata corporation.

Section 219 Covenant - Easements and Covenants — Remainder Only

-Pursuant to Section 219, the Remainder Owner covenants and agrees with the City as a covepant
charging and running with and binding the Remainder that:

9.2.1 Parkade - the Remainder Owner shall Construct, maintain, Repair and replace the
Parkade in accordance with the Development Permit in respect of the Parent Parcel,
including any amendments made from time to time by the written agreement of the
Remainder Owner ard the City;

Utilities — the Remainder Owner shall provide to and keep the Parkade connected to
electrical services aad utilities and shall keep such services and utilities in good repair

9.2.2

9.2.3

and working order; and
Good Repair - the Remainder Owner shall keep the Parkade and its fittings and

furnishings in a functioning, clean and safe condition and in good repair.
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93 Interpretation

For greater certainty, the obligations and liabilities of each of the Owrers under this Article 9
shall be restricted to its respective Parcel, and ro Owner shall have any liability to the City in
respect of, or any responsibility for, the failure of the other Owner to comply with its obligations
under this Article 9.

9.4  Survival

The release and indemnification provisions contained in this Article 9 shall survive the
termination or discharge of this Agreement.

ARTICLE 10 - STATUTORY RIGHT OF WAY

10.1  Statutory Right of Way for Emergency Response

Pursuant to section 218 of the Land Title Act, each of the Owners grants to the City the
pon-exclusive full, free and uninterrupted statutory right of way, liberty and easement (subject
only to the terms hereof) for the City, and all personnel of the City and any agents thereof
engaged in emergency response activities (including fire department, ambulance and police
personnel) at all times hereafter, in common with all other persons now or hereafter having the
express or implied permission of the Owners to a similar right, to:

(@)  enter over and in any portion of the Parcels as necessary to respond to any real or
perceived risk to person or property; and

(b) bring onto the Parcels all machinery, vehicles, materials and equipment
reasonably required in connection with the exercise of the foregoing rights,

provided that the exercise of the foregoing rights is carried out for a bona fide reason and is
otherwise in accordance with all applicable laws.

RTICLE 11 - ARBITRATION AND D GE LIMITATION

111 Arbitration

In the event of any dispute or disagreement between the Owners in respect of any matter that is
the subject of this Agreement or the interpretation of any provision of this Agreement including
any dispute with respect to any cost sharing provision but excluding the allocation of Shared
Costs between the Owners set forth in Schedule C, the Owners agree that such dispute or
disagreement shall be submitted to and finally settled by a single arbitrator pursuant to the
British Columbia Arbitration Act (as such may be amended, replaced, or superseded from time to
time) provided that it is understood and agreed that this Section 11.1 is not intended nor is it to
be construed as preventing the parties hereto or, any of them, from seeking injunctive relief from
the courts; and nothing in this Agreement shall be interpreted or construed to limit the City in
exercising any of the City’s rights and/or remedies at law or otherwise.

294183.00002/92111644.15

Page 78 of 123



U7

Status: Registered Boc#: CA7519726 RCVD: 2019-05-24 RQST: 2025-04-22 09.37.38

Page 79

11.2 No Liability for Consequential Damages

Under no circumstances shall any Owner be liable to the Other Owners for indirect or
consequential damages by reason of a breach of any covenant herein contained.

ARTICLE 12 — GENERAL
12.1 Severability

If any term of this Agreement is held to be invalid, illegal or unenforceable by a court having the
jurisdiction to do so, that term is to be considered to have been severed from the rest of this
Agreement and the rest of this Agreement remains in force unamended by that holding or by the
severance of that term.

12.2 Obligations Run with the Land

The Statutory Rights of Way, the Section 219 covenants granted in Article 9, and the easements
granted pursuant to Section 2.1 and Schedule A shall be obligations the burden of which shall
run with and bind the Parcels and shall attach thereto and run with each and every part into
which the same may be subdivided or consolidated, but no part of the fee or soil of the Parcels
shall pass to or be vested in the respective Dominant Owners.

123 Priority

The Owners shall, after execution hereof by the City ard each of them, do or cause to be doe, at
their own cost and expense, all things and acts necessary to ensure that the easements in
Sections 2.1, and the Section 219 covenants in Sections 9.1 are registered, at the cost of the
Owners, against title to the Parcels with priority over all other charges or encumbrances which
permit the exercise of any rights or remedies which might prejudice the rights granted to each of
the Owners respectively, and the City, hereunder, except encumbrances in favour of the City.

124 Assumption by Transferee

Concurrently upon the sale, conveyance or transfer of a Parcel by an Owner to a Transferee, the
Owner shall secure from such Transferee an assumption agreement in'favour of the Other
Owners, pursuant to which the Transferee assumes all of the obligations, liabilities and
covenants of such Owner pursuant to this Agreement from and after the date of such sale,
conveyance or transfer and the Other Owners agree to release such Owner from all of its
liabilities, obligations and covenants hereunder from and after the effective date of the
assumption of such obligations, liabilities and covenants by the Transferee thereunder.
Notwithstanding the foregoing, whereas the ASPs may be subsequently stratified, this aforesaid
obligation to obtain an assumption agreement in favor of the Other Owners does not apply to a
sale, conveyance or transfer of a strata lot within a Parcel that has been subsequently stratified.
For further clarity, where rights (under statutory rights of way or section 219 covenants) are
granted to the City in respect of the Parcels, the City shall not be considered a Transferee under
this section.
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ARTICLE 13- MISCELLANEOUS

13.1 Rights of Owners Preserved

Except as otherwise expressly provided for herein, nothing in this Agreement shall be interpreted
so as to restrict or prevent the Servient Owners from using their respective Servient Tenements,
or part thereof comprised in the Easement Area in each case, which is the subject of an easement
granted hereunder, in any manner which does not Interfere with the exercise by the Dominant
Owaner of such easement of its rights hereunder.

13.2 Waiver

No alleged waiver of any breach of this Agreement is effective unless it is an express waiver in
writing of the breach in respect of which it is asserted against the party alleged to have given the
waiver. Waiver by any party of any default hereunder by another party shall not be deemed to be
a waiver by the first-mentioned party of any subsequent default by the party that defaulted.

13.3 City Rights Remain Intact

Nothing contained or implied in this Agreement shall fetter in any way the discretion of the City
or the Council of the City. Further, nothing contained or implied in this Agreement shall
derogate from the obligation of the Owner under any other agreement with the City or, if the City
so elects, prejudice or affect the City’s rights, powers, duties or obligation in the exercise of its
functions pursuant to the Community Charter or the Local Government Act, as amended or
replaced from time to time, or act to fetter or otherwise affect the City’s discretion, and the
rights, powers, duties and obligations of the City under all public and private statutes, bylaws,
orders and regulations, which may be, if the City so elects, as fully and effectively exercised in
relation to the Lands as if this Agreement had rot been executed and delivered by the Owner and
the City.

13.4 Notice

Any demand or notice which may be given to any of the parties hereto pursuant to this
Agreement shall be in writing, and shall be delivered or sent by postage prepaid mail and
addressed to the intended recipient at the address of the recipient as follows: e

(@)  tothe Owners at;
Suite 560 - North Tower, 5811 Cooney Road
Richmond, BC V6X 3Ml

(b)  tothe Cityat:
6911 No. 3 Road
Richmond, BC V6Y 2Ci

Attention: City Clerk,

with a copy to the City Solicitor at the address set out on the first page of this
Agreement and to fax number: 604-276-4037,

or to such other address, including a facsimile number or email address, as the interded recipient
may have most recently notified the other parties hereto in writing as an address for the delivery
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of notices hereunder. At such time as an Owner sells, transfers or conveys its Parcel to a
Transferee, the Transferee shall provide the Other Owners with notice in writing of an address
for the delivery of notices hereunder to such Transferee. The time of receiving any demand or
notice hereunder shall be deemed to be the day of delivery or transmittal by facsimile/email if
delivered or sent by facsimile/email on a business day (excluding Saturdays, Sundays and
statutory holidays) and, if otherwise delivered or transmitted by facsimile/email, on the next
business day (excluding Saturdays, Sundays and statutory holidays) following the date of such
delivery or transmittal, or on the fourth business day (excluding Saturdays, Sundays and
statutory holidays) after the date of mailing thereof if sent by postage prepaid mail. During any
interruption of mail service in or between the place of intended mailing and the location of the
intended recipient of a demand or notice, a demand or notice shall not be effective unless
delivered by hand or faxed/emailed.

135 Governing Law

This Agreement shall be governed and construed in accordance with the laws in force in the
Province of British Columbia.

13.6 No Prejudice

Nothing contained or implied herein shall prejudice or affect the City’s rights, powers, duties and
obligations in the exercise of its function pursuant to the Local Government Act, and the rights,
powers, duties and obligations of the City under all of its public and private statutes, by-laws and
regulations, all of which may be as fully and effectively exercised in relation to the Parcels as if
this Agreement had not been executed and delivered by the Owner and the City.

13.7 Entire Agreement

This is the entire agreement between the parties concerning the subject matter of this Agreement.

13.8 Further Assurances

The parties hereto shall do and cause to be done all things and execute and cause to be executed
all documents that may be necessary to give proper effect to the inteutioq of this Agreement.

13.9 Enurement

This Agreemeat shall enure to the berefit of and be binding upon the parties hereto and their
respective successors and assigns and all of the covenants herein are made by the Owner for
itself and its successors and assigns and the owner or owners from time to time of an interest in
all or any portion of each of the Parcels, except that the covenants of the Owner herein shall be
personal and binding upon the Owner only during its ownership of any interest in the Parcels but
the Parcels shall nevertheless be and remain at all times charged herewith. For greater certainty
neither the Owner nor any future owner in fee simple of a Parcel shall be liable for any breach of
a covenant, agreement or obligation of the Owner under this Agreement occurring after the
Oweer or the future owner of such Parcel has ceased to be an owrer in fee simple of such Parcel.

IN WITNESS WHEREOF the parties hereto have caused this Agreement to be executed as of
the date first above written on Form C ard Form D which Forms constitute a part hereof.
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Schedule A. EASEMENTS
Row Column 1 Column 2 Column 3 Column 4
Servient Dominant Easament Permitted
Tenement Tenement Area Purposes
1 ASP1 1A ASP2 Blanket |14 Suppor
18 ASP3 1§ Access to, Construction and
1.C ASP4 Repalr of:
1D ASP5 ¢ Service Rooms
1€ Remainder ¢ Service Connections

o Fire Suppression Systems

1. Access to, Construction and
Repair of Development lacated

on the Dominant Tenement
t.iv Accessto:
o Pedestrian Access Routes
2 ASP2 2A ASP1 Blanket 2i Support
28 ASP3 21li  Access to, Construction and
2C ASP4 Repalr cf:
2D ASPS ¢ Service Rooms

o Service Connections
o Fire Suppression Systems

2iii  Access to, Construction and
Repair of Development located

2E Remainder

on the Deminant Tenement
2iv  Access to:
* Pedestrian Access Routes
3 ASP3 3A ASP1 Blanket 3i Support
3B ASP2 3.ii Access to, Construction and
3C ASP4 Repalr of:
3D ASP5 ) o Service Rooms

¢ Seivice Connections
e Fire Suppression Systems
a.ii  Access to, Construction and
Repalr of Development located
on the Dominant Tenement

3.iv Accessto:
o Pedestrian Access Routes

3E Remalnder
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Row Column 1 Column 2 Column 3 Column 4
Servient Dominant Easement Permitted
Tenement Tenemeont Area Purposes
4 ASP4 4A ASP1 Blanket 4§ Support
4B ASP2 4ii  Access to, Construction and
4C ASP3 Repalr of:
4D ASP5 * Sarvice Rooms
4E Remainder  Service Connections

 Fire Suppression Systems

4.iii Access to, Construction and
Repalr of Development located

on the Dominant Tenement
4.iv  Accessto:
o Pedestrian Access Routes
5 ASP5 5A ASP1 Blanket 5i Support

5B ASP2 5.ii  Access to, Construction and
5C ASP3 Repalr of:
5D ASP4 * Service Rooms
S€ Remalnder * Sewvice Connections

¢ Fire Suppression Systems
&6.dfi Access to, Construction and

Repalir of Development located
on the Dominant Tenement
6iv  Accessto:
¢ Pedestrian Access Routes
6 Remainder | 6A ASP1 Blanket | 6i  Support
6.8 ASP2 6.li  Access to, Construction and
6C ASP3 Repalr of:
6D ASP4 * Service Rooms
6E ASP5 . . ¢ Service Connections

e Fire Suppression Systems |

6.i  Access to, Construction and
Repalr of Development located
on the Dominant Tenement

6.iv  Accessto:

¢ Pedestrian Access Routes
¢ Vehicular Access Routes

7 ASP3 7A ASP4 Blanket 7i  Access o Elevators for Elevator
7.8 Remainder Purposes

8 ASP4 8A ASP3 Blanket 8. IA:um:ess to Elevators for Elevator
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Row Column 1 Column 2 Column 3 Column 4
Servient Dominant Easement Permitted
Tenement Tenement Area Purposes
9 Remainder |9A ASP1 Blanket 9.  Access to Storage Rooms for
9B ASP2 Construction, Repalr and use of
9C ASP3 Storage Rooms
9D ASP4 9.ii Access to, Construction, Repair
§ and use of Parkade
9E ASPS 9.ii Access to, Construction, Repalr
and use of the Patio Ameni
10 a | Aspy 10.A ASP2 Blanket 10 Access to and Repalr of
10.8 ASP3 Comman Areas and Facliities
10.C ASP4 and provision of Building
y Services, where the Dominant
10D ASPS Tenement is required or
10.E Remainder permitted to conduct such
Repair or provide such Building
Services
10 b | AsP2 10.A ASP1 Blanket 101 Access to and Repair of
10B ASP3 Common Areas and Facilities
and provision of Building
0.C ASP4 Seivices, where the Dominant
100 ASP5 Tenement is required or
10.E Remainder permitted to conduct such
Repalr or provide such Building
Semvices
10 ¢ | AsP3 10.A ASP1 Blanket 10 Access to and Repalr of
108 ASP2 Common Areas and Facllities
and provision of Bullding
100 ASP4 Services, where the Dominant
10D ASP5 Tenement is required or
10.E Remainder permitted to conrduct such
Repalr or provide such Building
Services
10 d | aAspq 10A ASP1 Blanket 10 Accessto and Repalr of
108 ASP2 Common Areas and Facilities
and provision of Bullding
10C ASP3 Services, where the Dominant
10D ASP5 Tenement is reguired or
10.E Remainder permitted to conduct such
Repalr or provide such Building
Services
10 e | AsP5 10A ASP1{ Blanket 10i Access to and Repalr of
108 ASP2 Commen Areas amtl Facllitles
and provision of Building
10C ASP3 Services, where the Dominant
10D ASP4 Tenement Is required or
10.E  Remainder permitted to conduct such
Repalr or provide such Butlding
Services

294188.00002/92111644.15

Page 84 of 123



L7

Status: Registered Doc #: CA7519726 RCVD: 2019-05-24 RQST: 2025-04-22 09.37.38
Page 85
Row Column 1 Column 2 Column 3 Column 4
Servient Dominant Easement Permitted
Tenement Tenement Area Purposes
10 | | Remalnder 10.A ASP1 Blanket 10.i Access to and Repalr of
108 ASP2 Common Areas and Facllittes
10C ASP3 and provision of Bullding
‘ Services, where the Dominant
100 ASP4 Tenement s reguired or
10.E ASPS permitted to conduct such
Repalr or provide such Building
Services
11 a | aspi 11.A ASP2 Blanket 11.i  Access to, Construction and
AS 11.8 ASP3 Repalr ard Use of ITC Signage
11.C ASP4
11.D ASP5
11.E_Remalnder
11 b | Asp2 1A ASP1 Blanket 11.i  Access to, Construction and
118 ASP3 Repalr and Use of ITC Signage
11.C ASP4
11.D ASP5
11.E _ Remainder
11 ¢ | asp3 11.A ASP1 Blanket 11.i  Access to, Construction and
118 ASP2 Repalr and Use of ITC Signage
11.C ASP4
11.D ASP5
11.E Aemainder
11 d | AsP4 1A ASP1 Blanket | 11§ Access to, Construction and
11.B ASP2 Repair and Use of ITC Signage
11.C ASP3
11.D ASP5
. . 11.E_ Remainder . _ . . :
11 e | Asps 11.A ASP1 Blanket 110 Access to, Construction and
11.B ASP2 Repalr and Use of ITC Signage
11.C ASP3
11.0 ASP4
11.E__ Remalnder
11 I | Remalnder 11.A ASP1 Blanket 11.i Access to, Construction and
118 ASP2 Repalr and Use of ITC Signage
11.C ASP3
1.0 ASP4
11.E_ASPS
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Row Column 1 Column 2 Column 3 Column 4
Servient Dominant Easement Permitted
Tenement Tenement Area Purposes
12 Remainder 12A ASP1 Blanket 12i Access to and from the
128 ASP5 Garbage Room - ASP1 and
ASPS for Garbage Room
Purposes, and Construction
and Repalr of the Garbage
Rooms
13 Remalnder 13A ASP3 Blanket 13§ Access to and from the
138 ASP4 Garbage Room - ASP3 and
ASP4 for Garbage Reom
Purposes, and Constructicn
and Repalr of the Garbage
Rooms
14 Remalnder 14.A ASP2 Blanket 14.i Access to and from the Hotel
Garbage Room for Garbage
Room Purposes, and
Construction and Repalr of the
Garbage Rooms
16 Remainder 15A ASP1 Blanket 15.i Access to Loading Bay - River
158 ASPS Road for Loading Bay Purposes
16 a | AspP1 16A ASP2 Blanket 16.i Access to Loading Bay -
Bridgeport for Loading Bay
Purposes
16 b | Asp2 16A ASP 1 Blanket 16 Access o Loading Bay -
Bridgeport for Loading Bay
Purposes
17 Remalnder 17A ASP2 Blanket 17.i Access to Loading Bay - West
178 ASP3 | . Road - Hotel for Loading Bay
Purposes
18 | ASP1 18A ASP3 Blanket 181 Access to Loading Bay -
188 ASP4 Bridgeport Commercial/Office
for Loading Bay Purposes
19 | Remainder | 19A ASP1 Blanket | 19 Accessto and from the Bike
198 ASP2 Room - Commercial/Hotel for
19.C ASP3 Bike Rocm Purposes
20 Remalnder 20A ASP4 Blanket 20.i Access to and from the Bike
208 ASPS Room - Office for Bike Room
Purposes
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Row Column 1 Column 2 Column3 Column 4
Servient Dominant Easement Permitted
Tenement Tenement Area Purposes
21 Remainder 21.A ASP1 Blanket 21 Accessto and from and
21.B ASP2 Construction, Repalr and use of
21.c ASP3 the Grease Interceptor
22 Remainder 22A ASP1 Blanket 22i Access to and frem and
228 ASP2 Construction, Repair and use of
2C ASP3 the Commerdial Boller
23 PS5 23A ASP2 Blank 23.i Access to and from and use of
AS ot the Hotel Admin and Staff
Rooms for Hotel Staff Area
Purposes
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Schedule C. ALLOCATION OF SHARED COSTS
Part 1 Percentage Allocation of Shared Costs

1. The Owners shall pay the following percentages of the Parkade Costs as a Shared Cost:

Parcel Percentage Allocation ‘
Remainder 17.8%
(based on 60 parking stalls)
ASPs 82.2%
(277 parking stalls)
¢ ASPI -8.3% (based on 28
parking stalls)
e ASP2 -24.9% (based on 84
parking stalls)
o ASP3 -7.4% (based on 25
parking stalls)
e ASP4-11.9% (based on 40
parking stalls)
* ASPS5 -29.7% (based on 100
parking stalls)
Total: 100.0000000%

Notwithstanding the foregoing, it at any time after the date this Agreement is filed in the
Land Title Office, the number of parking stalls allocated to a particular Parcel for the
exclusive use of such Parcel changes from the amount set out above, then the percentages of
the Parkade Costs set out above will be updated accordingly on the basis of the following
formula;

Percentage allocationof = =  # of Parking Stalls designated for the exclusive use of
Parkade Costs ‘ aParcel

Total Number of Parking Stalls (337)

2. The Owners of the Parcels acknowledge and agree that all other Shared Costs shall be
allocated amongst them on the following percentage basis (except as set out below):

Parcel Percentage Allocation
Remainder 4%

ASP] 7.55%

ASP2 35.97%

ASP3 9.18%

ASP4 16.52%
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ASPS 26.78%
Total: 100.0000000%

Part 2 Shared Costs Items

3.

*“Shared Costs” means the costs and expenses to be shared amongst the Owners pursuant to
this Agreement, being, without duplication:

3.1. the costs and expenses incurred with respect to the provision of the Building Services
and the Repair and Construction of the Common Areas and Facilities serving the
Remainder and ore or more ASPs;

3.2. the Parkade Costs;

3.3. the Utility Costs for Shared Utilities shared amongst the Remainder and one or more
ASPs; and .

3.4. the rest of the costs and expenses identified as Shared Costs in this Part 2 of Schedule C.

The Owners acknowledge and agree that, without limiting the definition of the Shared Costs
in this Agreement, the following items are included, without duplication, in Shared Costs:

4.1. Repair of Common Areas and Facilities serving the Remainder and one or more ASPs,
including:

4.1.1. repair and maintenance of Fire Suppression Systems;
4.1.2. provision of keys and locks;

4.1.3. electrical repair and maintenance;

4.1.4. HVAC repair and maintenance;
.4.1.5. plumbing repair and maintenance;

4.1.6. window cleaning; and

4.1.7. lighting repair and maintenance;

4.2. Provision of Building Services, serving the Remainder and one or more ASPs, including:
- 4.2.1. janitorial services;
4.2.2. security services;
4.2.3. maintenance and repair services;

4.2.4. landscaping services;
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4.2.5. cleaning supplies;

4.2.6. pest control;

4.2.7. uniforms;

4.2.8. waste removal and recycling;

4.2.9. security equipment;

4.2.10. landscaping equipment and supplies; and
4.2.11. repair and maintenance of the ITC Signage;

4.3. All fees and expenses, including taxes thereon, charged or incurred by the Remainder
Owner in relation to matters involving both the Remainder and one or more ASPs,
together with any fees and expenses, including taxes thereon, incurred by any
consultants retained by the Remainder Owner as contemplated herein so long as any
management fees, overhead and office administration costs relating to the foregoing
shall be borne by the ASP Owners; and

4.4. Utility Costs for Shared Utilities shared amongst the Remainder and one or more ASPs,

4.5. Notwithstanding the foregoing, the ASP2 Owner will be solely responsible for all costs
for the provision by FAES of Thermal Energy Services pursuant to the FAES Hotel
Service Agreement. The Remainder Owner will pay the Utility Costs payable to FAES
pursuant to the FAES Commercial-Office Service Agreement. Each of the ASPI
Owner, the ASP3 Owner, the ASP4 Owner and the ASP5 Owner will reimburse the
Remainder Owaer for the Utility Costs payable to FAES allocated on the basis of a
check meter. The Remainder Owner will arrange for the reading of such check meter
and the costs of such reading will be included in the Utility Costs.

While Property Taxes will be assessed and payable in respect of each Parcel (and on each
strata lot created from each Parcel, to the extent that any Parcel is stratified), the Owrers
acknowledge that the British Columbia Assessmeat Authority will likely not assess Property
Taxes for the Common Areas and Facilities separately. Accordingly, each Parcel shall bear
and pay its own Property Taxes (including the Property Taxes that might have been
attributable to the Common Areas and Facilities), unless the Owners otherwise agree in
writing how to determine what portion of the Property Taxes (that are payable for each
Parcel) are attributable to the Common Areas and Facilities, in a manzer that the Property
Taxes attributable to the Common Areas and Facilities can be included in the Shared Costs to
be shared amongst the Owners as part of the Shared Costs.

For further clarity, for any Shared Costs relating to the Remainder and some but not all of the
ASPs, all of the Owners will still pay their percentage allocation of the Shared Costs pursuant
to section 2 of Part 1 of Schedule C.
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Schedule D. RESTRICTIONS ON PARKING
Part 1 Parkade

1. Definitions — The following terms have the following meanings unless the context otherwise
requires:

1.1. “City Requirements” means the development permit and the rezoning considerations

1.2.

1.3.

L4,

1.5.

1.6.

1.7.

applicable to the Project, and all other applicable City bylaw and zoning requirements.

“ASP1 Spaces” means the 28 Parking Spaces in the Parkade intended for the use of the
Users of ASP1.

“ASP2 Spaces” means the 84 Parking Spaces in the Parkade intended for the use of the
Users of ASP2.

“ASP3 Spaces” means the 23 Parking Spaces in the Parkade intended for the use of the
Users of ASP3.

“ASP4 Spaces” means the 40 Parking Spaces in the Parkade intended for the use of the
Users of ASP4.

“ASPS Spaces” means the 94 Parking Spaces in the Parkade intended for the use of the
Users of ASPS.

“Public Spaces” means the 68 Parking Spaces in the Parkade intended for the shared use
of the Users of the ASPs.

Allocation of Parking Spaces in the Parkade

2.1. The Remainder Owner and the ASP Owners agree that:

2.1.1. The Users of ASP1 shall have the exclusive use of the ASP1 Spaces (subject to

any arrangement that the ASP1 Owner enters into with such Users).’

2.1.2. The Users of ASP2 shall have the exclusive use of the ASP2 Spaces (subject to
any arrangement that the ASP2 Owner enters into with such Users).

2.1.3. The Users of ASP3 shall have the exclusive use of the ASP3 Spaces (subject to
any arrangement that the ASP3 Owner enters into with such Users).

2.1.4. The Users of ASP4 shall have the exclusive use of the ASP4 Spaces (subject to
any arrangement that the ASP4 Owaner enters into with such Users).

2.1.5. The Users of ASP5 shall have the exclusive use of the ASPS Spaces (subject to
any arrangement that the ASP5 Owner enters into with such Users).
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2.1.6. The Users of the Parcels will have the shared use of the Public Spaces, in
common with each other and subject to the terms of this Schedule D.

2.2. The Remainder Owner may designate which Parking Spaces will be designated as the
ASP1 Spaces, ASP2 Spaces, ASP3 Spaces, ASP4 Spaces, ASPS Spaces and Public
Spaces and shall advise the ASP Owners accordingly. The Remainder Owner shall
install signage to indicate which Parking Spaces have been designated for which ASP
and as Public Spaces the costs of such signage will be included in Parkade Costs.

2.3. The Owners shall confirm in a separate written agreement their agreement as to the
location of their respective ASP Parking Spaces and the Public Spaces within the
Parkade.

2.4. Each ASP Owner agrees that it will only use the ASP Parking Spaces allocated for its
exclusive use and it shall not use any other ASP Parking Space allocated for the
exclusive use of another ASP or the Public Spaces.

2.5. For further clarity, all of the Public Spaces shall be available for the use of the Users of
all ASPs, and none of the Public Spaces may be designated for the exclusive use of any
particular ASP Owner or its Users.

Management and Operation of the Parkade

3.1. The management and operation of the Parkade and the allocation of the Parking Spaces
located in the Parkade are intended to, at all times, comply with the City Requirements,
and the Remainder Owner and the ASP Owners agree to cooperate to ensure that the
City Requirements are met.

3.2. The Remainder Owrer shall maintain, Repair, manage ard operate the Parkade and the
costs of the Remainder Owner doing so shall be included in the Parkade Costs.

3.3. The Remainder Owner shall install, insure and maintain signage which directs the public
to the Public Spaces. The costs of doing so shall be included in the Parkade Costs.

3.4. Subject to any arrangements that the Remainder Owner enters into with the Users of the
ASPs, the Remainder Owner may introduce rules and regulations governing the use of
the Parkade and such rules and regulations may specify any of the following:

34.1. The Remainder Owner may impose time-limits on how long vehicles may park in
the Public Spaces;

3.4.2. The Remainder Owner may impose fees for the use of Public Spaces.

3.5. The ASP Owners shall comply with any rules and regulations governing the use of the
Parkade. The ASP Owners shall make commercially reasonable efforts to ensure that
their respective Users comply with any rules and regulations governing the use of the
Parkade.

294188.00002/92111644.15

Page 93 of 123



151

Status: Registered Doc#: CA7619726 RCVD: 2019-05-24 RQST: 2025-04-22 09.37.38

Page 94

3.6. For further clarity, the ASP Owners may also introduce rules and regulations governing
how their Users use the Spaces allocated to their applicable ASP, provided that such
rules and regulations do not conflict with any rules and regulations introduced by the
Remainder Owner in respect of the Public Spaces.

3.7. For further clarity, for the ASP Parking Spaces designated for the exclusive use of an
ASP, that ASP Owner shall have the exclusive use of such ASP Parking Spaces, and that
ASP Owner may allocate such ASP Parking Spaces amongst its tenants (or strata lot
owaers, if the ASP is stratified) in its sole discretion (subject to any agreements that the
ASP Owner has entered into with any third party or its tenants).
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Schedule E.  CERTIFIED PROFESSIONAL REPORT
Certified professional report dated May 22, 2018, prepared by Jensen Hughes Consulting Canada

Ph;.ase see attached.
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L INTRODUCTION
tAS Project Description

The project is a new multi-use building in Richmond BC. The building will contain office, hotel
and comimercial/retail space.

The project is designed as a single building for the purposes of compliance with the
requirements of the BCBC. Fire and life safety systems serve the entire bullding as integrated
systems, Including the fire alarm system, sprinklers/standpipe system, exit stairs and
firefighters’ response to the building. The building is a high building as defined by Subsection
3.2.6. of the BCBC

12, Scope of Report

This report has been prepared to demonstrate that the air space parcel in this project compilies
with the requirements of the 2012 British Columbia Buiiding Code (BCBC). The report forms a
part of the submission requirements for the Airspace Parcel Subdivision application

2. AIR SPACE PARCEL SUBDIVISION

The building will be subdivided into five air space parcels. The portions of the building that are
not included in the air space parcel will be named the Remainder for the purposes of this report.

The air space parcels will b2 subdivided as follows:

Alr Space Parcel 1
¢ Commercial Units C101, C102 & C103, including Vestibule C103a
e Commercial Lobby 5103

* FElevators §1 and 52
e South Tower Levels 2-4

irs Parcel 2
e Commercial Unit C104 and associated Kitchen C105/ Service Rcom C106
e Exit Corridor HI0) and Vestibule C108 o
¢ Future Office H102
* Hotel Levels 1-12, Including Stalirs S5, HY, and H2, and Elevators H1, H2, and H3
e Pool Equipment:Room P508
e Level 6 Deck Paot

Alr Space Parcel 3
¢ Elevator N1
* The commercial portion of Main Lobby N102
¢ Commercial Units N1O1 and N103
« Elevator N4 and exit corridor N109
e Elevator Vestibules P212, P311, P413, and P513
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o DOfficelevels6&7

Air Space Parcel 4
e Stairs Nl and N2

» Elevators N2 & N3

¢ The entry portion of Main Lobby N102
Elevator Lobbles P210, P309, P41 and P510

o North Tower elevator lobbies on Levels 6 & 7
¢ North Tower Level 8-12

Air Space Parcel S

e Stairs Sland S2

¢ Elevators $3 and S4

¢ Office Lobby S101

¢ Office Elevator Lobby S401
¢ South Tower Levels 5-10

The remaining portions of the bullding will be Included in the remainder, however an easement
will be provided granting the air space parcels access to these areas:

¢ Parking P1, P2, P3, P4, and PS, associated vestibules, and main parkade exhaust shaft
¢ Elevator Machine Rooms N107 & S106

* Loading Bays S107 and C107

* Garbage rooms C109, S105 and N106

* District Energy Room N1

* Gas Meter Room N2

e  Water Entry Rooms CI10, P211, P412

e Electrical Rooms N113, P208, P308, P305, P312, P408, P405, P414, PS07, P516,
¢ Main HV Switch Roorn P203

¢ Fire Pump Room P310

e Substation Room P514

¢ TelRooms.P302 & P417

¢ Emergency Power Rooms P213 & P416

¢ Sorvice Rooms P307, P410, P512, P503

¢ Storage Rooras P402,

¢ Water Feature Room: P51

e Commercial Boiler Room P509

* Grease Interceptor Room P515

¢ Level & Common Patio
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2.. Conformance of Alrspace Parcel Subdivision to BCBC
The applicable Code is the 2012 British Columbia Building Code.

The definition of an air space parcel in Section 138 of the Land Title Act is "a volumetric parcel,
whether or not occupled in whole or in part by a building or other structure, shown as such in
an air space plan”. The main purpose of creating an air space parcel is to legally separate the
volumes of space within the building in order to permit the ownership by independent parties
by right in law. The airspace parce! would include clearly defined upper and lower limits and
side boundaries that are marked on the air space plan. If an air space parcel is used to legally
separate two or more components of a multi-use development, as in the case at ITC Bridgeport
the boundaries would follow the configuration of that building component. Subject to practical
constraints and certain rules and regulations, an air space parcel is permitted to take any shape
and become very compfex.

In accordance with the definition of a party wall in Sentence 1.4.1.2.(1) of the BCBC, a party wall
is required to be erected at or upon a line separating two parcels of land each of which is, or is
capable of being, a separate real-estate entity. Furthermore, Sentence 3.2.3.4.(1) of the BCBC
requires that a party wall be constructed as a firewall, Hence, to conform to BCBC requirements
with respect to the air space parcel subdivision, each of the noted air space parcels must be
separated from the remainder of the building and the adjacent air parcels with firewalls. Given
that air space parcels take very complex shapes, conformance with the prescriptive
requirements is either not practical or not feasible,

For instance, firewalls around discrete rooms such as elevator lobbies and mechanical rooms
are not feasible to achieve. Since this project is designed as a single building, where it is
impractical to provide prescriptive conformance, building code cenformance will be achieved
based on the approach proposed in this report. The approach includes a covenant registered
against the property title. The covenant will be granted to the City of Richmond by all relevant
owners whereby they:

¢ Grant easements necessary to ensure common access to the fire and life safety systems
and exits required for the building to function as a single building,

¢ Acknowledge and agree that they have requested the City of Richmond to treat the
building as a single bullding.

o Agreeto inspect, test and keep in good repair and good working order all common fire’
and life safety systems, common utilities and shared exits located on their parce! and to
use the easements referred in the covenant for that purpose.

The following sections of the report summarize the areas where the discussed “impracticalities®
arise and where the proposed conceptual approach is applicable.

2.2, Code requirement and Deviation
Sentence 3.2.3.4.Q1) states that
*A party wall shall be constructed as a firewall,”

It is not feasible to erect firewalls at the locations of the property lines in this building. A
summary of the exact code deviations is noted below:
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BCBC Requirement

Deviation

32819

Doors within a firewall shall be
provided with a temperature rise
rating.

Closures and door assemblies in demising air space
parcel separations consist of non-temperature-iise
rated assemblies

3«1-9-"(2)

Penetrations of a firewall shall be
sealed at the penetration by a fire
stop that has an FT rating not less
than the fire resistance rating for the
fire separation.

Fire stopping of service penetrations will have-ap F
rating rather than an FT rating, or will be provided
with no rating where permitted. (Project is a single
building).

311022y

A firewall that separates a building
or buildings with floor areas
containing major occupancies other
than Group E or Group F, Division 1
or 2 shall be constructed as a fire
separation of noncombustible
construction having a fire-
resistance rating not less than 2 h,

Air space parcel boundaries are not pravided with
solid fire separations having a 2 h fire resistance
rating.

31102.63)

Except as permitted by Sentence
(4). the required fire-resistance
rating of a firewall, except for

Demising walls at air space parcel boundaries will be
constructed of materials other than concrete or
masonry.

closures, shall be provided by
masonry or concrete.
3310.341) Air space parcel boundaries terminate at horizontal

A firewall shall extend from the
ground continuously through, or
adjacent to, all storeys of a building
or bulldings so separated,

concrete slabs throughout the building

3110441

A firewall shall extend above the
roof surface to form a parapet not
less than 150 mm high

Air space parcel boundariés do not terminate at |

parapets

3.1,10.5.0)

The aggregate width of openings in
a firewall shall not exceed 25% the
length of the firewall

Openings in the alr space parcel boundaries will
exceed 25% of the parcel boundary line in places
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23.

Objectives and Functional Statements

Article

Obljectives &
Functional
Statements

Intent Statements

3.18.15

[FO3, F31-0S51.2]
[FOS-0S1.5]
[FO3-0P1.2]

tntent 1

To limit the probabllity that temperatures on the unexposed side
of a door in a fire saparation will become axcassivaly hot during a
fire, which could lead to the ignition of materlal near the door,
which could lead to the spread cf fire, which could lead to harm to
parsons/the building on the other side of the fire separation.

Intent 2:

To limit the probability thst temperatures on the unexposed side
of a door in a fire separation will become excessivaly hot during a
fire, which could lead to the reluctance of persons to pass near the
dpar, which could lead to delays in evacuation, which could lead to
harm to persons.

Intent 3:

To limit the probability that temperatures on the unexposed side
of a door in a fire separation will become excessively hot during a
tire. which could lead to harm to persons who touch the door.

31.9.1.02)

[FO3-0S81.2)
(FO3-0P3.1)
(FO3-0P12)

intenit ©:

To limit the probability that penetrations of a firewall or a
horizontal fire separation are riot properly sealed [as requirad by
the referenced test methodl, which could lead to a loss of integrity
of the fire separations. which could lead to the spread of fire and
smoke from the adjacent building to the bullding, which could lead
to harm to persons in the building.

Intént 2;

To limit the probability that penetrations of a firewall or a
horizontal fire separation are not properly sealed [as required by
the referenced test method), which could lead to a loss of integrity
of the fire separations, which could lead to the spread of fire and
smoke from the bullding to the adjacent bullding, which could lead
to harm to persons in the adjacent building.

Intent 3:

To exempt penatrations of a firawall or a horizontal fire separation
from the application of Senténce 3.1.9.4.41), on the basis that a
higher level of parformance with respect to sealing is requlred for
these fire separations.

3.1102.(2)

(FO3-0S81.2)
[FO3-0P1.2]
(FO3-0P3.1]

ent

To limit the probability that a firewall will have Insufficient fire-
resistance, which could lead 1o the spread of fire from ons bullding
to another/from an adjacent building to the bullding, which could
lead to harm to persons in the bullding not originally invelved in
the fira/damage to the building/damage to the adjacent building

Intent 2:

To limit the probability that fire will spread from one bullcting to
another/from an adjacent bullding to the building during the time
needed for emergency responders to carry out their duties, which
could lead to harm to persons in the building not originally involved
[nthe fire/damage to the bullding/damage to the adjacent bulding

3.1.10.2(3)

[F80,F04-OP1.2]
[F80,F04-051.2]

Intent 1:

To limit the probabliity that the materials used to ¢onstruct a
firewall will be easily altered or damaged during use, which could
lead to an inabliity of the firewall to control the spread of fire from

[F80,F04-0P1.3]

an adjacent bullding to the sublect buildin m one building to
mm—‘———g——J——m-—_Mmmm

4ateseesiteesennces
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another, which could lead to damage to the subject building/narm
to persons in the building not originally involved in the fire/

damage to an adjacent building.
lnitent 2:

To limit the probabitity that the materials used to construct a
firawall will be easlly damaged by falling debris during a fire, which
could lead to a failure to resist the spread of fire from an adjacent
building/from ane building to another, which could fead to damage
to the subject bullding/ harm to persons in the bullding not
originally invoived in the fire/ damage to an adjscent building.

1. FO3-OS1. To {imit the probabliity of a firaw/all not being continuous, Which
31103.M C O 121 could lead to gaps or openings in the firewall during a fire, which
[(FO3-OP1.2} could lead to the spread of fire fram ane bullding to another, which
could lead to harm to persons in the buliding not ariginally Involved
[FO3-0P3.11 in the firo/ damago to the building/damage to the adjacent

building.
110.4.01 03-0OP1.2 To limit the probabliity that a firewall will not extend sufficiently
3.110.4M [FO3-OP1.2) above a roof surface, which could lead to the spread of fire from
[FO3-051.2] the roof of one building to the roof of another bullding, which could
lead to damage to the bullding/harm to persons In the bullding not

[FO3-0OP3.1] originally Involved in the fira/ damage to tha adjacent building

3.110.5.0) [FO3-OP1.2] Intent T:
[FO3-051.2] To limit the probability of a large number of openings in a firewali,
which could lead to the fallure of the protective closures for these
(FO3-0P3.1] openings during a fire, which could lead to the spread of fire from

an adjacent bullding to the building, which could lead to damage
to the building/harm to persens in the buiding not originally
invoived In the fire/ damage to an adjacent buiiding.

fitent 2:

To limit the probability of a large number of openings in a firewall,
which could lezd to the faifure of the Integrity of the firewall, which
could lead to the spread aof fire from an adjacent bullding to the
building, which could lead to damage to the bullding/harm to
persons in the building not originally involved In the fire/ damage
to an adjacent bullding..

2,4. Spatial Separation

Spatial separation will be provided to the adjacent property lines as required by Subsection
3.2.3. However, the requirements of Subsection 3.2.3 will not be applicable between adjacent
air space parcels.

2,5, Access/Egress Routes and Exit Facilitios

Exit stairs in this building provide exiting and access for both the air space parcels and the
Remainder. All stairs and elevators throughout the bullding can also provide service and
maintenance access to all parts of the bullding.

Appropriate legal agreements and easements will be provided to ensure access, exiting, and
service and maintenance access between the air space parcels and the Remainder. No
easements are required at the rooftop pool), as it is used solely by the Hotel.
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item tocation Description Easement
1. Exit Stairs N1, and Exit stairs intended to provide exits Against Parcel 4 to
N2, Levels: 1-5 from parking levels 2-5 down to grade | benefit Parcel 3 and
the remainder
2 Exit Corridor N109 | Exit corridor leading from Stair N2 to Against Parcel 4 to
the street. benefit Parcel] 3
3. Exterior Sidewalk Exterior discharge of Stair N1 Against Parcel 4 to
at Stair N1 benefit Parcel 3
4. Exit Stair N1 and Exit stairs intended to provide exits Against Parcel 4 to
N2, Levels 6-7 from levels 6 and 7 in the north tower benefit Parcel 3
down to grade
5. Exit Stair 52 Exit stalr Intended to provide access Against Parcel S to
Lavels:1-S to and exits from parking levels 2-5 benefit the
down to grade remainder
6. Exit Stalr Siand | Exit stairs intended to provide access | Against Parcel 5 to
S§2 to and exits from leve! 2 and 3 in the benefit Parcel 1
| _Levels: 2-3 south tower down to grade
7. Exterior Sidewalk Exterior discharge of Stair S2 Against Parcel 1to
at Lobby S101 benefit Parcel 5
8. Exterior Sidewalk Exterior discharge of Stair St Against Parcel 1to
at Stair St benefit Parcel 5
9. South building Cross over floors, providing access Against Parcel 5 to
Public Corridors from one exit stair to the other. benefit Parcel 1
on levels 6 and 10
10, Elevators Nt and Access to levels 6 and 7 in North Against Parcel 4 to
N4 Tower and parkade levels benefit Parcel 3 and
the remainder parcel
26. Provision of Fire Alarm and Fire Protection Systems

The entire building will be provided with common fire and life safety systems,

alarm, sprinkler/standpipe systems and emergency power.

In order to help safeguard, inspect and maintain these fire and life safety systems, appropriate

including fire

legal agreements and easements will be- provided to define the responsibility for maintenance
of these systems and appropriate-sharing of maintenance costs: Coe
item Location De:stﬂmon Easemient
1. Remainder Access to water entry rooms, fire Against Remainder
parcel Parking pump room and emergency generator Parcel to benefit
Levels P1-PS rooms Parcel 123,485
2 Main Lobby N102 | Access to CACF for Parkade Levels 1-5 Against Parcel 2 to
benefit remainder
parcsl
3. Main Lobby N102 Access to CACF for North Tower Against Parcel 4 to
benefit Parcel 3
4, Office Lobby Access-to CACF for South Tower Against Parcel 5 to
S101 benefit Parcel 1

JENSEN HUGHES CONSULTING CANADA
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2.7. Provision of Bullding Services

Service facilities for mechanical ventilation, heating/cooling, & domestic water for the air space
parcel will be located within the Remainder.

Appropriate legal agreements and easements will be provided to define the responsibility for
maintenance of these systems and appropriate sharing of maintenance costs, and to ensure
appropriate access to commaon service shafts and rooms.

Item Location Description Easement
1 Remainder Access to bike storage rooms, Against Remainder
parcel Parking garbage/recycling rooms, electrical Parcel to benefit
Levels P1-P5 rooms, mechanical rooms, loading Parcel 1,234 &5

bays, and elevator machine rooms.

2.8. Bullding Structure and Envelope

The air space parcel and the Remainder are contained in a single building with a single
reinforced concrete structure including foundation, with a single exterior building envelope of
walls, windows and roofs.

Appropriate legal agreements and easements will be provided to help safeguard, inspect and
maintain structural and exterior components of this building. The agreements and easements
will also define the responsibility for maintenance of the structure and building envelope and
appropriate sharing costs. These agreements will also provide for the maintenance of mutual
Structural support bétween the air space parcel and the Remialnder,

2.9. Conclusion

It is the opinion of the proponent that the proposed air space parcel subdivision described in
this report will satisfy the objective and functional statements of the 2012 BCBC, and will ensure
the level of risk does not exceed that considered to be acceptable by the BCBC based on the
e?sements and agreements between the owner of the air space parcel and the City of
Richmond.

TS FEDOIY Was PROGATE Oy JONSCn Hughot SN Can3e3 L (SHEC) Tor the Choat. Tho matena: " rofiosts s Dest
uagameant i light of tha infrmation svadable 20 & a1 Mg ture of praparatcn. JHOC accepts resconsivlity for dnivigas, of any, suffared
by any Inwd perey as 8 1esuit of use of {he conteris of this repart winout autherization from JRLC, JHUC shall not be held rasvonsidle
for any nornative schutiens sistad o this 2P0t without viritten accoctance of same by the appieizie Autherity Having Jurisdiceon, it
I tha revconsiiity of the registerad orolessionis of cacard te ntorixsrote Suilding code madsures dascrised hereln, inciuding atarstive
sotutons. intc (he Gesig.. Burdmg permit and construction Bocumenis.
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Consent and Priority Agreement

Mortgage CA4543291 (as modified by CA5807048 and CA6520612) and Assignment of

Rents CA4543292 (as modified by CA5807049 and CA6520613)

in favour of Romspen Investment Corporation (“Romspen”)

WHEREAS:

A

Romspen is the owner of mortgage no. CA4543291 (as modified by CA5807048 and
CA6520612) and assignment of rents no. CA4543292 (as modified by CA5807049 and
CA6520613) registered in the Land Title Office (together, the “First Prior Charge”)
against title to the land (the “Land”) legally described in Item 2 of the Land Title Act
Form C to which this agreement is attached; and

Section 207 of the Land Title Act permits the owner of a charge to grant priority over that
charge to the owner of a subsequently registered charge.

THIS AGREEMENT is evidence that in consideration of One Dollar ($1.00) and other good and
valuable consideration (the receipt and sufficiency of which Romspen acknowledges):

1.

Romspen consents to the granting and registration of the easements, statutory right of
way, and Section 219 covenants granted and contained in the attached agreement
(collectively, the “Subsequent Charges”) and Romspen agrees that the Subsequent
Charges are binding upon its interest in and to the Land; and

Romspen grants priority for the Subsequent Charges over Romspen’s right, title and
interest in and to the Land, and Romspen postpones the First Prior Charge and all of its
right, title and interest under the First Prior Charge to the Subsequent Charges as if the
Subsequent Charges had been executed, delivered and registered prior to the execution,
delivery and registration of the First Prior Charge.

As evidence of its agreement to be bound by the above terms and conditions, Romspen has
executed the Form D to which this agreement is attached and which forms part of this agreement.

294188.00002/92111644.15
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Consent and Priority Agreement
Mortgage CA6533024 and Assignment of Rents CA6533025

in favour of Broadway Camera Ltd. (“Broadway Camera”)

WHEREAS:

A

Broadway Camera is the owner of mortgage no. CA6533024 and assignment of rents no.
CA6533025 registered in the Land Title Office (together, the “Second Prior Charge”)
against title to the land (the “Land™) legally described in Item 2 of the Land Title Act
Form C to which this agreement is attached; and

Section 207 of the Land Title Act permits the owner of a charge to grant priority over that
charge to the owner of a subsequently registered charge.

THIS AGREEMENT is evidence that in consideration of One Dollar ($1.00) and other good and
valuable consideration (the receipt and sufficiency of which Broadway Camera acknowledges):

1.

Broadway Camera consents to the granting and registration of the easemeats, statutory
right of way, and Section 219 covenants granted and contained in the attached agreement
(collectively, the “Subsequent Charges”) and Broadway Camera agrees that the
Subsequent Charges are binding upon its interest in and to the Land; and

Broadway Camera grants priority for the Subsequent Charges over Broadway Camera’s
right, title and interest in and to the Land, and Broadway Camera postpones the Second
Prior Charge and all of its right, title and interest under the Second Prior Charge to the
Subsequent Charges as if the Subsequent Charges had been executed, delivered and
registered prior to the execution, delivery and registration of the Second Prior Charge.

As evidence of its agreement to be bound by the above terms and conditions, Broadway Camera
has executed the Form D to which this agreement is attached and which forms part of this
agreement.

294188.60002/92111644.15
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Exhibit “D” referred to in the Affidavit
of Mo Yeung (Michael) Ching affirmed
before me at Vancouver, British
Columbia this 20" day of October

2025.

A€ dinrfissifner/Notary Bublic for the
Provijfite of British/ Columbia

L1bA
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From: Michael Ching <michael@sunwins.ca>
Sent: May 30, 2024 5:47 AM

To: Edmond C. Luke

Subject: Fwd: Pleasure meeting you and LOI
Attachments: Versante Hotel - LOI - 2254_v6.docx
FYzi

------ -- Forwarded message ------—--

From: Michael Lam <mlam®@rjmc.ca>

Date: Wed, May 29, 2024, 6:24 p.m.
Subject: Re: Pleasure meeting you and LOI

To: Hannah, Brendan (Avison Young - CA) <brendan.hannah®@avisonyoung.com>

Hello Brendan,

Please find the latest LOI.

We have decided to keep our latest offer at $66mm, while keeping the Loan B separate.

Cheers and best regards,

Michael

From: Michael Lam <mlam@rjm¢.ca>
Date: Wednesday, May 29, 2024 at 1:47 PM

To: Hannah, Brendan (Avison Young - CA) <brendan.hannah@avisonyvoung.com>

Subject: Re: Pleasure meeting you and LOI

Hello Brendan,

Thanks for the call; please find the revised LOI attached.

We:
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¢ Revised the purchase price
¢ Removed references relate to Loan B
¢ Kept the assignment clause

o Itis notourintention to assign

o [tis extremely unlikely to have any profitif an assignment were to occur
o We kept this clause in as we want the flexibility to do so

Thanks again,

Michael

From: Hannah, Brendan (Avison Young - CA) <brendan.hannah@avisonyoung.com>
Date: Wednesday, May 29, 2024 at 9:32 AM

To: Michael Lam <mlam@rjmc¢.ca>

Subject: Re: Pleasure meeting you and LOI

Will do.

Brendan Hannah*

Senior Associate
*Brendan Hannah Personal Real Estate Corporation

+1 604-757-5130 Mobile +1 778-388-2164
brendan.hannah@avisonyoung.com | avisonyoung.com

From: Michael Lam <mlam@rjmc.ca>
Sent: Wednesday, May 29, 2024 6:43:03 AM

To: Hannah, Brendan {Avison Young - CA} <brendan.hannah@avisonyoung.com>
Subject: Re: Pleasure meeting you and LOI

CAUTION: External Sender

For sure; let me call you around 10:30a Calgary time?
Thanks!

Michael
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Get Qutlook for iOS

From: Hannah, Brendan (Avison Young - CA) <brendan.hannah@avisonyoung.com>
Sent: Tuesday, May 28, 2024 3:57:33 PM

To: Michael Lam <mlam@rimc.ca>

Subject: RE: Pleasure meeting you and LOI

Thanks Michael,

Just gave you a call. Give me a call back when you're free to discuss.

Brendan Hannah*

Senior Associate
*Brendan Hannah Personal Real Estate Corporation

+1 604-757-5130 Mobile +1 778-388-2164

brendan.hannah@avisonyoung.com | avisonyoung.com

From: Michael Lam <mlam@rimec.ca>
Sent: Tuesday, May 28, 2024 12:28 PM
To: Hannah, Brendan (Avison Young - CA) <brendan.hannah@avisonyoung.com>
Subject: Re: Pleasure meeting you and LOI

CAUTION: External Sender

Hello Brendan,

Woe have discussed internally and would like to make this revised offer.

Thanks and best regards,
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Michael

From: Hannah, Brendan (Avison Young - CA)} <brendan.hannah@avisonyoung.com>
Date: Friday, May 24, 2024 at 7:40 PM

To: Michael Lam <mlam®@rjmc.ca>
Subject: RE: Pleasure meeting you and LOI

Hi Michael,
Please see attached for an executed counteroffer from the vendors. Key changes are summarized below:

Price: $76,800,000
PSA Timeline: 10 business days

Loan B Mortgage: Removed any reference to discharging the Loan B Mortgage. As mentioned, the vendors are only
interested in negotiating the sale of the Property on a standalone basis.

Assignment Clause: Reverted to original wording which requires permission from vendor and sharing of profits on
assignment

Plea<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>