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1345408 B.C. LTD. 

DISCLOSURE STATEMENT 

Pinetree Valley Development 

 

DEVELOPER:   1345408 B.C. Ltd. (the “Developer”) 

ADDRESS FOR SERVICE:  Box 639, 1309 – 7th Ave, Invermere, BC V0A 1K0 

BUSINESS ADDRESS:  4091 Johnston Road, Invermere, BC V0A 1K4 

REAL ESTATE BROKER:  The Developer intends to use its own employees to market the strata 
lots. The employees are not licensed under the Real Estate Services Act 
and are not acting on behalf of the purchaser. 

DATE: June 30, 2022 

 

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

“This is a Phase Disclosure Statement filed pursuant to the Real Estate Development Marketing Act.” 

“This Disclosure Statement relates to a development property that is not yet completed. Please refer 
to section 7.2 for information on the purchase agreement. That information has been drawn to the 
attention of ________________________________[insert purchaser’s name], who has confirmed that 
fact by initialing in the space provided here: _____________[space for purchaser’s initials].” 
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RIGHT OF RESCISSION 

Under section 21 of the Real Estate Development Marketing Act, the purchaser or 

lessee of a development unit may rescind (cancel) the contract of purchase and sale or 
contract to lease by serving written notice on the developer or the developer’s 
brokerage, within 7 days after the later of the date the contract was entered into or 

the date the purchaser or lessee received a copy of this Disclosure Statement. 

A purchaser may serve a notice of rescission by delivering a signed copy of the notice 

in person or by registered mail to 

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

purchaser, 
(b) the developer at the address shown in the purchaser’s purchase agreement, 

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

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

The developer must promptly place purchasers' deposits with a brokerage, lawyer or 
notary public who must place the deposits in a trust account in a savings institution in 

British Columbia. If a purchaser rescinds their purchase agreement in accordance with 
the Act and regulations, the developer or the developer's trustee must promptly 
return the deposit to the purchaser. 

 

This Disclosure Statement is offered before the issuance of a building permit. Under the BC Financial 
Services Authority Real Estate Development Marketing Act Policy Statement 5, the Superintendent 
will permit a developer to begin marketing on complying with the following terms and conditions: 

a) The estimated date, as disclosed in the disclosure statement, for the issuance of a building 
permit, is 12 months or less from the date the developer filed the disclosure statement with 
the superintendent; 

b) The developer markets the proposed development units under the disclosure statement for a 
period of no more than 12 months from the date the disclosure statement was filed with the 
superintendent, unless an amendment to the disclosure statement that sets out particulars of 
the issued building permit is filed with the superintendent during that period.  The developer 
must also either: 
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i. prior to the expiry of the 12-month period, file with the superintendent an 
amendment to the disclosure statement that sets out particulars of the issued 

building permit; or 
 

ii. upon the expiry of the 12-month period, immediately cease marketing the 
development and confirm in a written undertaking to the superintendent that 

all marketing of the development has ceased and will not resume until after 
the necessary amendment has been filed, failing which a cease marketing or 

other order may be issued by the superintendent to the developer without 
further notice. 

 

Additionally, the developer must provide written notice without delay to the superintendent 
if, during the 12-month period, all units in the development property being marketed under 
Policy Statement 5 are sold or the developer has decided not to proceed with the 
development. 

c) Any purchase agreement used by the developer, with respect to any development unit 
offered for sale or lease before the purchaser's receipt of an amendment to the disclosure 
statement that sets out particulars of the issued building permit, contains the following 
provisions: 

i. The purchaser may cancel the purchase agreement for a period of seven 

days after receipt of an amendment to the disclosure statement that sets 
out particulars of the issued building permit if the layout or size of the 

applicable development unit, the construction of a major common facility, 
including a recreation centre or clubhouse, or the general layout of the 

development, is materially changed by the issuance of the building permit; 
 

ii. If an amendment to the disclosure statement that sets out particulars of an 
issued building permit is not received by the purchaser within 12 months 

after the initial disclosure statement was filed, the purchaser may at his or 
her option cancel the purchase agreement at any time after the end of that 

12-month period until the required amendment is received by the 
purchaser, at which time the purchaser may cancel the purchase agreement 

for a period of seven days after receipt of that amendment only if the layout 
or size of the applicable development unit, the construction of a major 
common facility, including a recreation centre or clubhouse, or the general 

layout of the development, is materially changed by the issuance of the 
building permit; 
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iii. The amount of the deposit to be paid by a purchaser who has not yet 

received an amendment to the disclosure statement that sets out particulars 
of an issued building permit is no more than 10% of the purchase price; and 

 
iv. All deposits paid by a purchaser, including interest earned if applicable, will 

be returned promptly to the purchaser upon notice of cancellation from the 
purchaser. 

 

This Disclosure Statement is offered before the Developer has obtained a satisfactory financing 
commitment. Under the BC Financial Services Authority Real Estate Development Marketing Act 
Policy Statement 6, the Superintendent will permit a developer to begin marketing on complying with 
the following terms and conditions: 

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

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

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

ii. upon the expiry of the 12-month period, immediately cease marketing the 
development and confirm in a written undertaking to the superintendent 
that all marketing of the development has ceased and will not resume until 
after the necessary amendment has been filed, failing which a cease 
marketing or other order may be issued by the superintendent to the 
developer without further notice. 

Additionally, the developer must provide written notice without delay to the superintendent 
if, during the 12-month period, all units in the development property being marketed under 
this Policy Statement are sold or the developer has decided not to proceed with the 
development. 

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

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

ii. the amount of the deposit to be paid by a purchaser who has not yet 
received an amendment to the disclosure statement that sets out particulars 
of a satisfactory financing commitment is no more than 10% of the purchase 
price; and 

iii. all deposits paid by a purchaser, including interest earned if applicable, will 
be returned promptly to the purchaser upon notice of cancellation from the 
purchaser; 
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1. The Developer 

1.1 1345408 B.C. LTD. was incorporated in British Columbia on January 31, 2022, under the 
incorporation number BC1345408. 
 

1.2 The Developer was incorporated specifically for the purpose of developing the strata lots and has no 
assets other than the development property itself. 

 
1.3 The address of the registered and records office for the Developer is Box 639, 1309 – 7th Avenue, 

Invermere, BC V0A 1K0. 
 

1.4 The directors of the Developer are: 
a) Christine Scott; and 
b) Max Graham. 

 
1.5 The directors of the Developer have the following experience in the development industry: 

a) Christine Scott is an experienced builder who has been building townhouse developments in 
Red Deer with Avalon Central Alberta since 1997, in Calgary with Avalon Master Builder since 
the early 2000’s, and in Invermere with Generation Homes since 2020. Christine recently 
worked with BC Housing to develop 30 homes in the Farmhouse development in downtown 
Invermere. 
 
Max D. Graham, CPA, CA, MBA is the financial lead for the development. Max has over 10 years 
of experience in real estate, starting with Deloitte LLP where he obtained the Chartered 
Accountant designation. This experience was followed by 7 years at two national real estate 
investment trusts where he is currently a senior leader. Max is skilled in the areas of 
accounting, finance, budgeting and forecasting, and the fundamentals of the real estate cycle.  
 

b) Neither the Developer, nor any principal holder of the Developer, nor any director or officer of 
the Developer or principal holder, within the ten years before the date of the Developer’s 
declaration attached to the disclosure statement, has been subject to any penalties or 
sanctions imposed by a court or regulatory authority, relating to the sale, lease, promotion, or 
management of real estate or securities, or to lending money secured by a mortgage of land, or 
to arranging, administering or dealing in mortgages of land, or to theft or fraud. 
 

c) Neither the Developer nor any principal holder of the Developer, nor any director or officer of 
the Developer or principal holder, within the five years before the date of the Developer’s 
declaration attached to the disclosure statement, was declared bankrupt or made a voluntary 
assignment in bankruptcy, made a proposal under any legislation relating to bankruptcy or 
insolvency or has been subject to or instituted any proceedings, arrangement, or compromise 
with creditors or had a receiver, receiver manager or trustee appointed to hold the assets of 
that person. 
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d) No director, officer or principal holder of the Developer, or any director or officer of the 
principal holder, within the five years prior to the date of the Developer’s declaration attached 
to the disclosure statement, has been a director, officer or principal holder of any other 
developer that, while that person was acting in that capacity, that other developer 
 

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

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

 

1.6 There are no existing or potential conflicts of interest among the developer, manager, any directors, 
officers and principal holders of the developer and manager, any directors and officers of the 
principal holders, and any person providing goods or services to the developer, manager or holders 
of the development units in connection with the development which could reasonably be expected 
to affect the purchaser's purchase decision. 

2. General Description 
 

2.1 GENERAL DESCRIPTION OF THE DEVELOPMENT 

The Development is located in the District of Invermere at the intersection of Pinetree Road and 15th 
avenue. The parent parcel of the Development is currently described as LOT 1 DISTRICT LOT 1092 
KOOTENAY DISTRICT PLAN 8385, EXCEPT PART INCLUDED IN PLAN NEP20703, PID: 013-506-722. The 
civic address of the Development is 2128 15 Ave Invermere, V0A 1K4. 
 
The Development consists of 8 phases with 4 strata lots in each phase, for a total of 32 strata lots. In 
each phase, the Developer will construct one building comprised of 4 condos. A copy of the proposed 
strata phasing plan for all phases of the Development is attached to the Disclosure Statement as Exhibit 
A.  Under this Disclosure Statement, the Developer is offering for sale the Strata Lots to be constructed 
in Phase 1. A copy of the proposed phase 1 strata plan is attached as Exhibit B. The architectural designs 
for the proposed phase 1 strata lots are attached as Exhibit C. 
 
The roadways between the strata lots will be common property to be used by the strata lot owners for 
access and servicing.  
 
The Developer owns the lands adjacent to the strata lots and intends to develop additional bare land 
strata lots. The Development is part of a community that will be called Pine Tree Valley. Upon 
completion, the Pine Tree Valley community will have 32 strata lots and 76 bare land strata lots. 
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2.2 PERMITTED USE 

The development property is zoned for R-3 Cluster Development, Medium Density. R-3 permitted uses 
include single-family dwellings, cluster residential developments, multiple family dwellings, row houses 
and town houses, and certain accessory uses. Permitted accessory uses include home based businesses 
and buildings and structures accessory to a permitted use.  
 
The R-3 bylaw sets out minimum parcel sizes, minimum setbacks, maximum heights for dwellings and 
accessory buildings, maximum parcel coverage, and minimum horizontal dimensions.  
 
The District of Invermere zoning bylaws can be found on the district’s website, www.invermere.net.  
 
The consolidated zoning bylaw can be found here: 
https://invermere.civicweb.net/filepro/documents/20334/?preview=20335.  
 
Further information regarding zoning requirements and permissible uses can be obtained from the 
District of Invermere Planning Department at Box 339, 914 – 8th Avenue, Invermere, BC V0A, 250-342-
9281. 

2.3 PHASING 

The strata lots will be constructed in phases. The Development includes 32 potential strata lots, which 
will be constructed in 8 phases with 4 strata lots being developed in each phase. The Developer is 
currently marketing Phase 1 strata lots. The Developer is entitled not to proceed with subsequent 
phases. Development Permit No.22.01 was issued by the approving officer for the District of Invermere 
for all 8 phases of the development. A copy of the Form P – Phased Strata Plan Declaration is attached 
as Exhibit D. The Form P has not been signed by the approving officer for the District of Invermere but 
will be signed in due course.  

3. Strata Information 
3.1 UNIT ENTITLEMENT 

Unit entitlement is a number that is used to determine a strata lot’s proportionate share of the common 
property and common assets, and its contribution to the common expenses and liabilities of the strata 
corporation. The unit entitlement of each strata lot is the habitable area in square meters, rounded to 
the nearest whole number. 

The Form V - Schedule of Unit Entitlement which the Developer proposes to file under the Strata 
Property Act is attached as Exhibit E.   

3.2 VOTING RIGHTS 

Each strata lot will have one vote in the strata corporation. 

http://www.invermere.net/
https://invermere.civicweb.net/filepro/documents/20334/?preview=20335
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3.3 COMMON PROPERTY AND FACILITIES 

The roadways, exterior grounds and surfaces, mechanical areas, and garbage facilities in the 
development as shown on the proposed strata phasing plan attached as Exhibit A are common property 
of the development.  

3.4 LIMITED COMMON PROPERTY 

Limited Common Property is an area within the common property that may be used exclusively by one 
or more strata lot owners and any additional maintenance expense created thereby will be paid by that 
owner.   

Each strata lot will have one uncovered parking stall designated as limited common property for the sole 
use of the strata lot owner. Each strata lot will also have a patio attached to the strata lot for the sole 
use of the strata lot owner. 

3.5 BYLAWS 

The strata corporation’s proposed bylaws will be the bylaws attached as Exhibit F. A copy of these 
bylaws will be filed by the Developer in the appropriate Land Title Office.  

Bylaw 3(1) prohibits a strata lot owner from using a strata lot, the common property, or the common 
assets in a way that: 

(a) causes a nuisance or hazard to another person, 

(b) causes unreasonable noise, 

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

(d) is illegal, or 

(e) is contrary to a purpose for which the strata lot or common property is intended as shown 
expressly or by necessary implication on or by the strata plan. 

Bylaw 3(4) limits the number of pets that may be kept on a strata lot to the following: 

(a) a reasonable number of fish or other small aquarium animals; 

(b) a reasonable number of small caged mammals; 

(c) up to 2 caged birds; 

(d) up to 2 dogs; 

(e) up to 2 cats. 

3.6 PARKING 

Each strata lot will have one uncovered parking stall in the location indicated on the proposed phase 1 
strata plan attached as Exhibit B. 
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3.7 FURNISHINGS AND EQUIPMENT 

The purchase price for a strata lot includes a fridge, range, dishwasher, washer, and dryer. 

3.8 BUDGET 

The strata corporation will be responsible for paying for the following services: 

(a) Maintenance of the roadways, including snow clearing; 
(b) Landscaping the common property; 
(c) Repair and maintenance of the structure and exterior of the buildings including exterior stairs, 

decks, railings, doors, windows, and any other object which is affixed to the exterior of the buildings. 

The owner of a strata lot will be responsible for paying the taxes and utilities associated with that strata 
lot.  

A copy of the estimated operating budget and a schedule showing how the budget will be allocated 
amongst the individual strata lot owners is attached as Exhibit G. 

3.9 UTILITIES AND SERVICES 

(a) The District of Invermere provides water, sewerage and fire protection to the Development. 
(b)  Electricity will be supplied to the Development by BC Hydro and Power Authority. Electricity will be 

separately metered for each strata lot. 
(c)  No natural gas will be supplied to the Development. 
(d) Telephone service will be supplied by either Telus Communications Inc. or Shaw Cablesystems 

Limited at the expense of each strata lot owner. 
(e) Each strata lot can be accessed via an access road connected to Pine Tree Road. 

3.10 STRATA MANAGEMENT CONTRACTS 

The Developer has entered into a strata management contract with East Kootenay Realty Ltd. East 
Kootenay Realty Ltd. will assist in managing the affairs of the strata corporation and perform services 
such as receiving strata fees, assisting the strata council with budgeting, and enforcing the strata bylaws.  

3.11 INSURANCE 

As required by the Strata Property Act, the Developer will place the following coverage on behalf of the 
Strata Corporation upon registration of the strata plan: 

(a) Full replacement insurance on the buildings shown on the strata plan, the common property, and 
the common assets; 

(b) Liability insurance in respect of property damage and bodily injury in an amount not less than 
$2,000,000. 

Strata lot owners will be responsible for insuring the contents of their strata lot and for obtaining 
general liability insurance. 
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3.12 RENTAL DISCLOSURE STATEMENT 

The developer does not intend to rent any of the strata lots.  

4. Title and Legal Matters 
4.1 LEGAL DESCRIPTION 

The parent parcel of the Development is currently described as LOT 1 DISTRICT LOT 1092 KOOTENAY 
DISTRICT PLAN 8385, EXCEPT PART INCLUDED IN PLAN NEP20703, PID: 013-506-722 (the “Lands”). 

4.2 OWNERSHIP 

The registered owner of the parent parcel is 1345408 B.C. Ltd., Inc. No. 1345408. 

4.3 EXISTING ENCUMBRANCES AND LEGAL NOTATIONS 

(a) Statutory Right of Way XG25633 in favour of the District of Invermere: This charge establishes a 
right of way that enables the District of Invermere to construct, operate, and maintain water and 
sewer works and related fixtures and equipment.  

(b) Covenant CA1641649 in favour of the District of Invermere: This charge establishes that no building 
shall be constructed on the Lands with a height exceeding 7.5 meters.  

4.4 PROPOSED ENCUMBRANCES 

(a) Covenant in favour of the District of Invermere: This charge will establish that the Lands will only be 
used in a manner that is determined to be safe by an engineer’s geotechnical report. A copy of the 
proposed covenant is attached as Exhibit H. 

(b) Easement in favour of the owner of the Lands (the “Grantee”): This charge will establish an 
easement that will enable the Grantee to construct and maintain a retaining wall on the servient 
tenement.  

(c) Mortgage in favour of Steven Scott: This charge will relate to a mortgage used to finance the 
development. The mortgage terms will provide for the partial discharge of the mortgage upon 
payment to the lender of an agreed portion of the sale proceeds received from the sale of a strata 
lot. 

(d) Mortgage in favour of a financial institution: This charge will relate to a mortgage used to finance 
the development. The mortgage terms will provide for the partial discharge of the mortgage upon 
payment to the lender of an agreed portion of the sale proceeds received from the sale of a strata 
lot. 

(e) Statutory Right of Way in favour of British Columbia Hydro and Power Authority: This charge will 
establish a right of way that will enable British Columbia Hydro and Power Authority to construct, 
operate, and maintain all components necessary for the purposes of transmitting electricity.  

(f) Statutory Right of Way in favour of Telus Communications Inc.: This charge will establish a right of 
way that will enable Telus Communications Inc. to construct, operate, and maintain all components 
necessary for the purpose of telecommunications.  

(g) Statutory Right of Way in favour of Shaw Cablesystems Limited: This charge will establish a right of 
way that will enable Shaw Cablesystems Limited to construct, operate, and maintain all components 
necessary to provide communication services.  
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The Developer may register further easements, covenants or rights of way as are necessary to meet 
the requirements of local government authorities or utility service providers. Any such encumbrance 

(in addition to the encumbrances described above) shall be a permitted encumbrance and purchasers 
shall take title to the strata lot subject to such encumbrance. 

4.5 OUTSTANDING OR CONTINGENT LITIGATION OR LIABILITIES 

There is no outstanding or contingent litigation or liabilities in respect of the Development or against the 
Developer that may affect the strata corporation or the strata lot owners.  

4.6 ENVIRONMENTAL MATTERS 

A portion of the Lands falls within the District of Invermere Hazardous Slopes Development Permit Area. 
The Developer has obtained a geotechnical report certified by a professional engineer (the 
“Geotechnical Report”) and will develop the lands in accordance with the construction 
recommendations set out in the Geotechnical Report.  

Other than these geotechnical matters, the Developer is not aware of any dangers relating to flooding or 
conditions of the subsoil. 

5. Construction and Warranties 
5.1 CONSTRUCTION DATES 

The proposed dates for construction of each phase of the Development are as set out in the Form P 
Phased Strata Plan Declaration which is attached as Exhibit D. 

More generally, the estimated date ranges are as follows: 

(a) Phase 1: Is estimated to commence construction between September 01, 2022 and December 01, 
2022 , and is estimated to complete construction between January 31, 2023 and April 30, 2023. 

(b) Phase 2: Is estimated to commence construction between September 01, 2023 and December 01, 
2023, and is estimated to complete construction between January 31, 2024 and April 30, 2024. 

(c) Phase 3:  Is estimated to commence construction between September 01, 2024 and December 01, 
2024, and is estimated to complete construction between January 31, 2025 and April 30, 2025. 

(d) Phase 4:  Is estimated to commence construction between September 01, 2025 and December 01, 
2025, and is estimated to complete construction between January 31, 2026 and April 30, 2026. 

(e) Phase 5:  Is estimated to commence construction between September 01, 2026 and December 01, 
2026, and is estimated to complete construction between January 31, 2027 and April 30, 2027. 

(f) Phase 6:  Is estimated to commence construction between September 01, 2027 and December 01, 
2027, and is estimated to complete construction between January 31, 2028 and April 30, 2028. 

(g) Phase 7:  Is estimated to commence construction between September 01, 2028 and December 01, 
2028, and is estimated to complete construction between January 31, 2029 and April 30, 2029. 

(h) Phase 8:  Is estimated to commence construction between September 01, 2029 and December 01, 
2029, and is estimated to complete construction between January 31, 2030 and April 30, 2030. 
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5.2 WARRANTIES 

The Development will be registered under the Home Owner Protection Act New Home Warranty 
Program.   

Any manufacturers’ warranties for appliances or equipment will be passed on to strata lot owners or the 
Strata Corporation, as the case may be, by the Developer, if and to the extent permitted by such 
warranties. 

5.3 PREVIOUSLY OCCUPIED BUILDING 

This section is not applicable.  

6. Approvals and Finances 
6.1 DEVELOPMENT APPROVAL 

Development Permit No.22.01 approving the development in principle was issued by the District of 
Invermere on June 17, 2022, a copy of which is attached as Exhibit I. 

The Developer will file an amendment to this disclosure statement exhibiting the building permit once 
available and will deliver a copy of such amendment to each purchaser who has entered into a Purchase 
Agreement . The Developer intends to obtain a building permit for phase 1 of the Development within 
12 months or less of the date of filing this Disclosure Statement. 

6.2 CONSTRUCTION FINANCING 

The Developer intends to obtain a satisfactory commitment for construction financing to complete 
phase 1 of the Development within 12 months or less of the date of filing this Disclosure Statement.  

The Developer will file an amendment to this Disclosure Statement setting out the particulars of a 
satisfactory financing commitment for phase 1 of the Development and will deliver a copy of such 
amendment to each purchaser who has entered into a Purchase Agreement but has not yet completed 
the purchase of their Strata Lot once satisfactory financing has been confirmed. 

The terms of the Developer’s construction financing will provide for the partial discharge of the 
construction mortgage upon payment to the lender of an agreed portion of the sale proceeds received 
from the sale of a Strata Lot. The Developer will thus provide clear title to purchasers subject to all 
existing and proposed encumbrances. 

7. Miscellaneous 
7.1 DEPOSITS 

All deposits and other monies received shall be held in the trust account of the Vendor’s solicitor, 
Columbia Valley Law Corporation, in the manner required under the Real Estate Development Marketing 
Act. 
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7.2 PURCHASE AGREEMENT 

(a) Purchase Agreement Attached:  A copy of the developer’s form of purchase agreement is attached 
as Exhibit J to this Disclosure Statement. 
 

(b) Termination Provisions:  The purchase agreement (the "Agreement") provides that the Developer 
may terminate the Agreement under certain circumstances as follows: 

i. under paragraph 6 of the Agreement, the Developer may terminate the Agreement if the 
purchaser fails to provide a deposit of 10% of the purchase price;  

ii. under paragraph 15 of Schedule A to the Agreement (the "Schedule"), the Developer may also 

terminate the Agreement if the Purchaser fails to complete the transaction in accordance with 
the terms of the agreement. 

 

The Agreement also provides that the Purchaser may terminate the Agreement under certain 
circumstances as follows: 

i. under paragraph 1(c) of the Schedule to the Agreement (the "Schedule"), the Purchaser may 

elect to terminate the agreement if the Completion Date has not occurred within 2 years of the 
date of the Agreement 

ii. the Purchaser has certain statutory rights of termination which are set out at paragraph 28 of 
the Schedule, which relate to either the failure of the Developer to obtain a building permit 

within 12 months after the initial disclosure statement is filed and file an amendment to the 
disclosure statement accordingly, or in the event that the building permit materially changes the 

layout, size, or a major common facility of the unit being purchased; and 
iii. the Purchaser also has certain statutory rights of termination as set out in paragraph 29 of the 

Schedule, which relate to the failure of the Developer to obtain a satisfactory financing 
commitment within 12 months after the initial disclosure statement is filed and file an 

amendment to the disclosure statement accordingly.  
 

(c) Provisions for Extensions:  The Schedule provides in subparagraph 1(e) that the Developer may 
extend the Completion Date on account of construction delays or at the Developer’s discretion in the 
event that the strata lot is not ready to be occupied.  The Purchaser has no ability to refuse any such 
extension.  Pursuant to subparagraph 1(f) of the Schedule, if the Purchaser wishes to extend for any 
reason, the Developer shall not be required to consent to such an extension. 

 

(d) Assignment:  The Schedule provides in section 17(a) that, without the Developer’s prior written 
consent, any assignment of a purchase agreement is prohibited. Section 17(b) of the Schedule defines 
an assignment as a transfer of some or all of the rights, obligations and benefits under a purchase 
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agreement made in respect of a strata lot in a development property, whether the transfer is made by 
the Purchaser under the purchase agreement to another person or is a subsequent transfer.  

Section 17(c) of the Schedule requires that each proposed party to an assignment agreement must 
provide the Developer with the information and records required under the Real Estate Development 
Marketing Act.  

Section 17(d) of the Schedule states that, before the Developer consents to an assignment of a purchase 
agreement, the Developer will be required to collect information and records under the Real Estate 
Development Marketing Act from each proposed party to an assignment agreement, including personal 
information, respecting the following: 

(i) the party’s identity; 

(ii) the party’s contact and business information;  

(iii) the terms of the assignment agreement. 

Section 17(c) of the Schedule also provides that Information and records collected by the Developer 
must be reported by the Developer to the administrator designated under the Property Transfer Tax Act. 
The information and records may only be used or disclosed for tax purposes and other purposes 
authorized by section 20.5 of the Real Estate Development Marketing Act, which includes disclosure to 
the Canada Revenue Agency. 

(e) Interest on Deposits:  Per section 5 of the Agreement, no interest will be paid on the deposit to 
the purchaser.    

Purchasers are recommended to carefully review the entirety of Exhibit J in addition to what is outlined 
above. 

7.3 DEVELOPER’S COMMITMENTS 

The Developer has not entered into any commitments which will need to be met after completion of the 
sale of the strata lots. 

7.4 OTHER MATERIAL FACTS 

There are no other facts that affect, or could reasonably be expected to affect, the value, price or use of 
a strata lot or the development property. 

Signatures 
Section 22 of the Real Estate Development Marketing Act provides that every purchaser who is 
entitled to receive this Disclosure Statement is deemed to have relied on any false or misleading 
statement of a material fact contained in this Disclosure Statement, if any, and any omission to state a 
material fact. The developer, its directors and any person who has signed or authorized the filing of 
this Disclosure Statement are liable to compensate the purchaser for any misrepresentation, subject 
to any defences available under section 22 of the Act. 
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-2 1/2" RIGID INSULATION
-6" CONCRETE
-2 1/2" RIGID INSULATION
-VAPOUR BARRIER
1/2" GYPSUM WALL BOARD

W02W02W02W02---- 6" ICF CENTRE WALL (1HR FRR)6" ICF CENTRE WALL (1HR FRR)6" ICF CENTRE WALL (1HR FRR)6" ICF CENTRE WALL (1HR FRR)

-1/2" GYPSUM WALL BOARD TYPE 'X'
-2 1/2" RIGID INSULATION
-6" CONCRETE
-2 1/2" RIGID INSULATION
-1/2" GYPSUM WALL BOARD TYPE 'X'

EXTERIOR WALLSEXTERIOR WALLSEXTERIOR WALLSEXTERIOR WALLS

INTERIOR PARTITIONSINTERIOR PARTITIONSINTERIOR PARTITIONSINTERIOR PARTITIONS

FLOORSFLOORSFLOORSFLOORS

ROOFSROOFSROOFSROOFS

F01F01F01F01---- 11" TJI, SOUND INSULATED, 1HR FRR11" TJI, SOUND INSULATED, 1HR FRR11" TJI, SOUND INSULATED, 1HR FRR11" TJI, SOUND INSULATED, 1HR FRR

-VINYL PLANK FLOORING
-5/8" OSB T+G SUBFLOOR
-11 7/8" TJI's
-ACOUSTIC BATT FILLED JOIST CAVITY
-2 LAYERS 5/8" GYPSUM WALL BOARD, TYPE 'X'

F03F03F03F03---- INSULATED BASEMENT SLABINSULATED BASEMENT SLABINSULATED BASEMENT SLABINSULATED BASEMENT SLAB

-VINYL PLANK FLOORING
-5/8" FLOORING UNDERLAY
-VAPOUR BARRIER
-REINFORCED CONCRETE SLAB (AS PER 
STRUCTURAL)
-RIGID INSULATION (HIGH DENSITY, BEARING)
-COMPACTED GRAVEL (AS PER 
STRUCTURAL)

P03P03P03P03---- 2x6 FURRED PLUMBING PARTITION2x6 FURRED PLUMBING PARTITION2x6 FURRED PLUMBING PARTITION2x6 FURRED PLUMBING PARTITION

-2x6 WOOD STUDS @ 16" O.C.
-1/2" GYPSUM WALL BOARD

NOTE: INSTALL FULL HEIGHT MOISTURE RESISTANT
BOARD BEHIND ALL PLUMBING FIXTURES

R01R01R01R01---- INSULATED TRUSS ROOFINSULATED TRUSS ROOFINSULATED TRUSS ROOFINSULATED TRUSS ROOF

-ASPHALT SHINGLES
-UNDERLAY
-AIR BARRIER
-PLYWOOD SHEATHING (AS PER STRUCTURAL)
-OPEN WEB TRUSSES (AS PER STRUCTURAL)
-BATT FILLED? INSULATION C/W HEEL STOPS
-SOFFITS AND FASCIA AS PER ELEVATIONS

R02R02R02R02---- UNUNUNUN----INSULATED CANOPY ROOFINSULATED CANOPY ROOFINSULATED CANOPY ROOFINSULATED CANOPY ROOF

-ASPHALT SHINGLES? METAL? 
-UNDERLAY
-AIR BARRIER
-PLYWOOD SHEATHING (AS PER STRUCTURAL)
-DIMENSIONAL FRAMING (AS PER STRUCTURAL)
-SOFFITS AND FASCIA AS PER ELEVATIONS

CEILINGSCEILINGSCEILINGSCEILINGS

C01C01C01C01---- FINISHED CEILINGFINISHED CEILINGFINISHED CEILINGFINISHED CEILING

-DIMENSIONAL LUMBER FRAMING/FURRING
-VAPOUR BARRIER (WHEN EXPOSED TO ATTIC)
-1/2" SAG RESISTANT GYPSUM BOARD
-LOW PROFILE TEXTURED FINISH

W03W03W03W03---- DORMER/ATTIC INSULATED WALLDORMER/ATTIC INSULATED WALLDORMER/ATTIC INSULATED WALLDORMER/ATTIC INSULATED WALL

-CLADDING AS PER ELEVATIONS
-3/4" VERTICAL WOOD STRAPPING
-AIR BARRIER
-1/2" GYPSUM WALL BOARD TYPE 'X'
-2x6 WOOD STUDS @ 16" O.C.
-VAPOUR BARRIER
-2 LAYERS 5/8" GYPSUM WALL BOARD TYPE 'X'
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GENERAL NOTESGENERAL NOTESGENERAL NOTESGENERAL NOTES

10.10.10.10. MAINTAIN CONTINUOUS FIRE RATED SEPARATION AROUND JANITOR ROOMS, STORAGE ROOMS, AND MECHANICAL
ROOMS; CARRY WALLS TO UNDERSIDE OF STRUCTURE.

11.11.11.11. PROVIDE CONTINUOUS SEALANT AROUND BOTH SIDES OF ALL DOOR AND WINDOW FRAMES.

12.12.12.12. IN ALL LOCATIONS WHERE GYPSUM BOARD ABUTS DISSIMILAR MATERIAL, USE A MILCOR AND/OR J-TRIM AT EDGE
SURFACES. ALLOW 3mm +/- GAP. EX. DOOR, WINDOW FRAME, CONCRETE WALL, CONCRETE, BRICK ETC.

13.13.13.13. PROVIDE CORNER BEAD FOR ALL EXPOSED GYPSUM WALL BOARD CORNERS.

14.14.14.14. ALL WOOD COMPONENTS DIRECTLY ATTACHED TO CEMENTITIOUS MATERIALS AND DIRECTLY UNDER EXTERIOR ALUMINUM
SILLS SHALL BE PRESSURE TREATED.

15.15.15.15. FURR-IN ALL EXPOSED MECHANICAL AND/OR ELECTRICAL COMPONENTS IN FINISHED AREAS, AND AS INDICATED.

16.16.16.16. SEE MECHANICAL AND ELECTRICAL FOR EXACT TYPES AND QUANTITY OF DIFFUSERS, GRILLES, FIXTURES, AND
EQUIPMENT. CO-ORDINATE SIZES AND EXACT LOCATIONS TO SUIT ARCHITECTURAL REFLECTED CEILING PLANS AND/OR
DETAILS.

17.17.17.17. CAULK AND SEAL AROUND ALL DUCTS AND PIPES PASSING THROUGH FIRE RATED PARTITIONS AND FLOOR ASSEMBLIES
WITH APPROVED (ULC) MASTIC CAULKING.

18.18.18.18. PROVIDE ACOUSTICAL SEALANT AT JUNCTIONS OF SOUND RATED PARTITIONS.

19.19.19.19. WHERE ELECTRICAL OR OTHER OUTLETS OCCUR IN SOUND RATED PARTITION STAGGER THESE OUTLETS 2 STUD SPACES.
PROVIDE ACOUSTICAL SEALANT ALL AROUND.

GENERAL NOTESGENERAL NOTESGENERAL NOTESGENERAL NOTES

1.1.1.1. DO NOT SCALE DRAWINGS. CONFIRM ALL DIMENISIONS ON SITE AND REPORT DISCREPANCIES TO OWNER AND
ARCHITECT.

2.2.2.2. CONTRACTOR TO COMPARE DRAWINGS TO SITE CONDITIONS AND REPORT DISCREPANCIES TO ARCHITECT.

3.3.3.3. ALL WORK COMPLIES WITH THE REQUIREMENTS OF THE NATIONAL BUILDING CODE - 2018 BCBC EDITION AND LOCAL
ORDINANCES.

4.4.4.4. COORDINATE ALL INFORMATION FROM ALL ARCHITECTURAL, STRUCTURAL, MECHANICAL, ELECTRICAL AND CIVIL
CONSULTANTS DOCUMENTS. COORDINATE DIMENSIONS REQUIRED FOR THE FITTING OF ALL COMPONENTS AS NECESSARY
TO ENSURE THEIR SOUND OPERATION UPON COMPLETION.

5.5.5.5. ALL WALL, FLOOR, AND ROOF ASSEMBLIES SHOWN ON THE CONSTRUCTION ASSEMBLY PAGE SHOW TRUE
REPRESENTATION OF COMPLETED CONSTRUCTION ASSEMBLY. REFER TO SPECIFICATIONS FOR ADDITIONAL ASSEMBLY
INFORMATION. THESE ASSEMBLIES SUPERSEDE ALL COMPLETED DETAILS AND NOTATION COMPLETED ON THE
FOLLOWING CONSTRUCTION DRAWINGS.

6.6.6.6. REFER TO STRUCTURAL FRAMING PLANS FOR LOCATIONS OF ALL INTERIOR LOAD BEARING ASSEMBLIES AND SHEAR
WALL LOCATIONS.

7.7.7.7. ALL GYPSUM BOARD IN BATHROOMS AND COMMERCIAL KITCHENS SHALL BE MOISTURE RESISTANT TYPE.

8.8.8.8. ALL EXPOSED CONCRETE WALL CORNERS SHALL BE CHAMFERED.

9.9.9.9. ALL G.I. FLASHING EXPOSED TO VIEW SHALL BE PRE-FINISHED.

ARCHITECTURAL SHEET...
SheetSheetSheetSheet

NumberNumberNumberNumber Sheet NameSheet NameSheet NameSheet Name

A0.0 TITLE PAGE

A3.0 BASEMENT FLOOR PLAN

A3.1 MAIN FLOOR PLAN

A3.4 ROOF PLAN

A4.0 EXTERIOR BUILDING ELEVATIONS

A4.1 EXTERIOR BUILDING ELEVATIONS

A4.3 EXTERIOR BUILDING ELEVATIONS

A4.4 EXTERIOR BUILDING ELEVATIONS

A5.0 BUILDING SECTIONS

A9.0 DOOR + WINDOW SCHEDULE

Berry Architecture + AssociatesBerry Architecture + AssociatesBerry Architecture + AssociatesBerry Architecture + Associates
Suite 200, 5218-50 Avenue 
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Phone: 403-314-4461
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GENERAL NOTESGENERAL NOTESGENERAL NOTESGENERAL NOTES

1. ALL INTERIOR PARTITIONS TO BE 
ASSEMBLY TYPE 'P1' UNLESS OTHERWISE 
NOTED.
2. ALL DOORS ARE TO BE CENTRED IN 
OPENING UNLESS OTHERWISE NOTED.
3. ALL DIMENSIONS NOTED "CLR" TO TAKE 
PRECEDENCE.
4. NORTH ARROW NOT SHOWN AS 
LOCATION IS SUBJECT TO CHANGE.
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GENERAL NOTESGENERAL NOTESGENERAL NOTESGENERAL NOTES

1. ALL INTERIOR PARTITIONS TO BE 
ASSEMBLY TYPE 'P1' UNLESS OTHERWISE 
NOTED.
2. ALL DOORS ARE TO BE CENTRED IN 
OPENING UNLESS OTHERWISE NOTED.
3. ALL DIMENSIONS NOTED "CLR" TO TAKE 
PRECEDENCE.
4. NORTH ARROW NOT SHOWN AS 
LOCATION IS SUBJECT TO CHANGE.

A4.0

A1

A4.1

A1

A4.3

A1

A4.4

A1

A B C

1

3

25' - 2" 25' - 2"

50' - 4"

3
8
' 
- 

0
"

3
8
' 
- 

0
"

25' - 2" 25' - 2"

W01

W
0

1

W01 W01

W01

D03D03D03D03

D07D07D07D07D03D03D03D03 D03D03D03D03

D02D02D02D02

D
0

5
D

0
5

D
0

5
D

0
5

D
0

9
D

0
9

D
0

9
D

0
9

D
0

2
D

0
2

D
0

2
D

0
2

D
0

3
D

0
3

D
0

3
D

0
3

P
0

2

P02

P
0

2

P
0

2

W
0

2

D03D03D03D03

D07D07D07D07 D03D03D03D03D03D03D03D03

D02D02D02D02

D
0

5
D

0
5

D
0

5
D

0
5

D
0

9
D

0
9

D
0

9
D

0
9

D
0

2
D

0
2

D
0

2
D

0
2

D
0

3
D

0
3

D
0

3
D

0
3

P
0

2

P02

P
0

2

P
0

2

3' - 6" 21' - 8"

9' - 5 1/2" 5' - 0 1/2" 3' - 11 1/4"

D01D01D01D01 D01D01D01D01

11
' 
- 

9
 1

/
2
"

5
' 
- 

7
 1

/
2
"

4
' 
- 

5
 1

/
2
"

10
' 
- 

1 
1/

4
"

6
' 
- 

0
 1

/
4
"

10' - 11 1/2" 2' - 2 1/4" 12' - 0 1/4"

6' - 5 1/2" 6' - 0"

154 SF

8'-11" x 17'-2"

KitchenKitchenKitchenKitchen

181 SF

12'-5" x 14'-8"

Living RoomLiving RoomLiving RoomLiving Room

49 SF

6'-7" x 7'-4"

BathroomBathroomBathroomBathroom

22 SF

3'-0" x 7'-4"

ClosetClosetClosetCloset

28 SF

4'-0" x 7'-0"

MechanicalMechanicalMechanicalMechanical

13 SF

3'-4" x 4'-0"

LaundryLaundryLaundryLaundry

42 SF

5'-2" x 8'-3"

BathroomBathroomBathroomBathroom

126 SF

10'-7" x 11'-11"

BedroomBedroomBedroomBedroom

120 SF

10'-7" x 11'-4"

BedroomBedroomBedroomBedroom

2' - 7 1/2" 4' - 6"

1'
 -

 8
"

1' - 8" 1' - 8"

6
' 
- 

11
"

5' - 6 1/4"

1' - 9"

P02

181 SF

12'-5" x 14'-8"

Living RoomLiving RoomLiving RoomLiving Room

154 SF

8'-11" x 17'-2"

KitchenKitchenKitchenKitchen

28 SF

4'-0" x 7'-0"

MechanicalMechanicalMechanicalMechanical

13 SF

3'-4" x 4'-0"

LaundryLaundryLaundryLaundry

49 SF

6'-7" x 7'-4"

BathroomBathroomBathroomBathroom

22 SF

3'-0" x 7'-4"

ClosetClosetClosetCloset

42 SF

5'-2" x 8'-3"

BathroomBathroomBathroomBathroom

126 SF

10'-7" x 11'-11"

BedroomBedroomBedroomBedroom

120 SF

10'-7" x 11'-4"

BedroomBedroomBedroomBedroom

W
0

2

2
' 
- 

8
"

2' - 4 1/4"

NOTE: DIMENSIONS THE SAME AS OPPOSITE
SIDE, MIRROR IMAGE ONLY.
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D06 1525 2030 WD (HOLLOW) / PSF / PAINTED 2 TBC
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Strata Property Act 
 

FORM P 
 

PHASED STRATA PLAN DECLARATION 
 

(Sections 221, 222) 
 
 
I, 1345408 B.C. LTD., declare 
 

1 That I intend to create a strata plan by way of phased development of the following 
land which I own or on which I hold a right to purchase: 

 
 PID: TBD 
 
2 That the plan of development is as follows: 

 
(a) The development will consist of 8 phases – phases will be developed in the 

following  order; Phase 1, Phase 2, Phase 3, Phase 4, Phase 5, Phase 6, Phase 
7 and Phase 8. 
 

(b) Attached hereto as Schedule “A” is a sketch plan showing 
 
(i) all the land to be included in the phased strata plan, 

 
(ii) the present parcel boundaries,  

 
(iii) the approximate boundaries of each phase, and 

 
(iv) the approximate location of the common facilities;  

 
(c) a schedule setting out the estimated date for the beginning of construction and 

completion of construction of each phase; 
PHASE COMMENCEMENT* COMPLETION 

1 September 1st 2022 January 31st 2023 
2 September 1st 2023 January 31st 2024 
3 September 1st 2024 January 31st 2025 
4 September 1st 2025 January 31st 2026 
5 September 1st 2026 January 31st 2027 
6 September 1st 2027 January 31st 2028 
7 September 1st 2028 January 31st 2029 
8 September 1st 2029 January 31st 2030 

 
*the developer may commence any phase of the development earlier than 
indicated. 
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(d) a statement of the unit entitlement of each phase and the total unit entitlement 
of the completed development;  

Phase Unit Entitlement 
1 340 
2 424 
3 340 
4 365 
5 365 
6 280 
7 340 
8 424 

Total Unit Entitlement: 2878 
 

(e) a statement of the maximum number of units and general type of residence or 
other structure to be built in each phase.  
 

Phase Number of Strata Lots Description of Structure 
1 4 4 Plex 
2 4 4 Plex 
3 4 4 Plex 
4 4 4 Plex 
5 4 4 Plex 
6 4 4 Plex 
7 4 4 Plex 
8 4 4 Plex 

 
 

3 I will elect to proceed with each phase on or by the following dates: 
 

Phase Number Date  

Phase 1 September 1st 2022 

Phase 2 September 1st 2023 

Phase 3 September 1st 2024 

Phase 4 September 1st 2025 

Phase 5 September 1st 2026 

Phase 6 September 1st 2027 

Phase 7 September 1st 2028 

Phase 8 September 1st 2029 
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Signed, 
1345408 B.C. LTD. 
 
 
                 
Signature of Applicant 

Print Name:               
 
 
 
Date of approval:           ,2022 .*  
 
 
Signature of Approving Officer:                     
          DISTRICT OF INVERMERE: RORY HROMADNIK 
 
Name of Municipality:   DISTRICT OF INVERMERE 

 
* Section 222(2) of the Act provides that approval expires after one year unless the first phase is 

deposited before that time. 
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Strata Property Regulation 

 
Form V 

 
SCHEDULE OF UNIT ENTITLEMENT 

 
(Sections 245(a), 246, 264) 

. 
[am. B.C. Reg. 203/2003, s. 5.] 

 
 
Re: Preliminary Strata Plan EPS, being Phase 1 of a Phased Strata Plan of  
 

PID:  
 
STRATA PLAN CONSISTING ENTIRELY OF RESIDENTIAL STRATA LOTS 
 
The unit entitlement for each residential strata lot is one of the following [check appropriate 
box], as set out in the following table: 
 

[X] (a) the habitable 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)(a)(i) of the Strata Property Act. 

 

 Certificate of British Columbia Land Surveyor  

 I, Adam Brash, a British Columbia land surveyor, certify 
that the following table reflects the habitable area of each 
residential strata lot. 

 

Date: [month, day, year]. 

 

   

Signature 
OR 
 

[  ] (b) a whole number that is the same for all of the residential strata lots as set out in 
section 246(3)(a)(ii) of the Strata Property Act. 

 
OR 



[  ] (c) a number that is approved by the Superintendent of Real Estate in accordance 
with section 246(3)(a)(iii) of the Strata Property Act. 

   
Signature of Superintendent of Real Estate 

 
Strata Lot No. Sheet No. Habitable Area in m2 Unit Entitlement %* of Total Unit 

Entitlement** 

1 4 84.7 85 3.0% 

2 3 84.7 85 3.0% 

3 4 84.7 85 3.0% 

4 3 84.7 85 3.0% 

5 TBD 169.4 169 5.9% 

6 TBD 84.7 85 3.0% 

7 TBD 84.7 85 3.0% 

8 TBD 84.7 85 3.0% 

9 TBD 84.7 85 3.0% 

10 TBD 84.7 85 3.0% 

11 TBD 84.7 85 3.0% 

12 TBD 84.7 85 3.0% 

13 TBD 55.3 55 1.9% 

14 TBD 55.3 55 1.9% 

15 TBD 169.6 170 5.9% 

16 TBD 84.8 85 3.0% 

17 TBD 55.3 55 1.9% 

18 TBD 55.3 55 1.9% 

19 TBD 169.6 170 5.9% 

20 TBD 84.8 85 3.0% 



21 TBD 55.3 55 1.9% 

22 TBD 55.3 55 1.9% 

23 TBD 84.8 85 3.0% 

24 TBD 84.8 85 3.0% 

25 TBD 84.7 85 3.0% 

26 TBD 84.7 85 3.0% 

27 TBD 84.7 85 3.0% 

28 TBD 84.7 85 3.0% 

29 TBD 169.4 170 5.9% 

30 TBD 84.7 85 3.0% 

31 TBD 84.7 85 3.0% 

32 TBD 84.7 85 3.0% 

Total number of lots: 32   Total unit entitlement: 2878  

 
* expression of percentage is for informational purposes only and has no legal effect 
** not required for a phase of a phased strata plan 
 
 
Date:   . 
 
 
  
Signature of Owner Developer 
 
 
  
Signature of Superintendent of Real Estate 
(if submitted under section 264 of the Act) 
 



EXHIBIT F 



Schedule of Strata Bylaws 

Division 1 — Duties of Owners, Tenants, Occupants and Visitors 

Payment of strata fees 

1    An owner must pay strata fees on or before the first day of the month to which the strata 
fees relate. 

Repair and maintenance of property by owner 

2    (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. 

Use of property 

3    (1) An owner, tenant, occupant or visitor must not use a strata lot, the common property 
or common assets in a way that 

(a) causes a nuisance or hazard to another person, 

(b) causes unreasonable noise, 

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

(d) is illegal, or 

(e) is contrary to a purpose for which the strata lot or common property is 
intended as shown expressly or by necessary implication on or by the strata plan. 

(2) An owner, tenant, occupant or visitor must not cause damage, other than reasonable 
wear and tear, to the common property, common assets or those parts of a strata lot which 
the strata corporation must repair and maintain under these bylaws or insure under 
section 149 of the Act. 

(3) An owner, tenant, occupant or visitor must ensure that all animals are leashed or 
otherwise secured when on the common property or on land that is a common asset. 

(4) An owner, tenant or occupant must not keep any pets on a strata lot other than one or 
more of the following: 

https://www.canlii.org/en/bc/laws/stat/sbc-1998-c-43/latest/sbc-1998-c-43.html#sec149_smooth


(a) a reasonable number of fish or other small aquarium animals; 

(b) a reasonable number of small caged mammals; 

(c) up to 2 caged birds; 

(d) up to 2 dogs; 

(e) up to 2 cats. 

Inform strata corporation 

4    (1) Within 2 weeks of becoming an owner, an owner must inform the strata corporation 
of the owner's name, strata lot number and mailing address outside the strata plan, if any. 

(2) On request by the strata corporation, a tenant must inform the strata corporation of his 
or her name. 

Obtain approval before altering a strata lot 

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

(a) the structure of a building; 

(b) the exterior of a building; 

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

(d) doors, windows or skylights on the exterior of a building, or that front on the 
common property; 

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

(f) common property located within the boundaries of a strata lot; 

(g) those parts of the strata lot which the strata corporation must insure under 
section 149 of the Act. 

(2) The strata corporation must not unreasonably withhold its approval under subsection 
(1), but may require as a condition of its approval that the owner agree, in writing, to take 
responsibility for any expenses relating to the alteration. 

(3) This section does not apply to a strata lot in a bare land strata plan. 

https://www.canlii.org/en/bc/laws/stat/sbc-1998-c-43/latest/sbc-1998-c-43.html#sec149_smooth


Obtain approval before altering common property 

6    (1) An owner must obtain the written approval of the strata corporation before making an 
alteration to common property, including limited common property, or common assets. 

(2) The strata corporation may require as a condition of its approval that the owner agree, 
in writing, to take responsibility for any expenses relating to the alteration. 

Permit entry to strata lot 

7    (1) An owner, tenant, occupant or visitor must allow a person authorized by the strata 
corporation to enter the strata lot 

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

(b) at a reasonable time, on 48 hours' written notice, to inspect, repair or maintain 
common property, common assets and any portions of a strata lot that are the 
responsibility of the strata corporation to repair and maintain under these bylaws 
or insure under section 149 of the Act. 

(2) The notice referred to in subsection (1) (b) must include the date and approximate 
time of entry, and the reason for entry. 

Division 2 — Powers and Duties of Strata Corporation 

Repair and maintenance of property by strata corporation 

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

(a) common assets of the strata corporation; 

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

(c) limited common property, but the duty to repair and maintain it is restricted to 

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

(ii) the following, no matter how often the repair or maintenance ordinarily 
occurs: 

(A) the structure of a building; 

(B) the exterior of a building; 

https://www.canlii.org/en/bc/laws/stat/sbc-1998-c-43/latest/sbc-1998-c-43.html#sec149_smooth


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

(D) doors, windows and skylights on the exterior of a building or that front 
on the common property; 

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

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

(i) the structure of a building, 

(ii) the exterior of a building, 

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

(iv) doors, windows and skylights on the exterior of a building or that front on the 
common property, and 

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

Division 3 — Council 

Council size 

9    (1) Subject to subsection (2), the council must have at least 3 and not more than 7 
members. 

(2) If the strata plan has fewer than 4 strata lots or the strata corporation has fewer than 
4 owners, all the owners are on the council. 

Council members' terms 

10    (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 reelection. 

Removing council member 

11    (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. 

Replacing council member 

12    (1) If a council member resigns or is unwilling or unable to act for a period of 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. 

(3) The council may appoint a council member under this section even if the absence of 
the member being replaced leaves the council without a quorum. 

(4) If all the members of the council resign or are unwilling or unable to act for a period 
of 2 or more months, persons holding at least 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. 

Officers 

13    (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, a vice 
president, a 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) If an officer other than the president is unwilling or unable to act for a period of 2 or 
more months, the council members may appoint a replacement officer from among 
themselves for the remainder of the term. 

Calling council meetings 

14    (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 

(a) 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 

(i) consent in advance of the meeting, or 

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

(4) The council must inform owners about a council meeting as soon as feasible after the 
meeting has been called. 

Quorum of council 

15    (1) A quorum of the council is 

(a) 1, if the council consists of one member, 

(b) 2, if the council consists of 2, 3 or 4 members, 

(c) 3, if the council consists of 5 or 6 members, and 

(d) 4, if the council consists of 7 members. 

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

Council meetings 

16    (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 attend council meetings as observers. 

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

(a) bylaw contravention hearings under section 135 of the Act; 

(b) rental restriction bylaw exemption hearings under section 144 of the Act; 

https://www.canlii.org/en/bc/laws/stat/sbc-1998-c-43/latest/sbc-1998-c-43.html#sec135_smooth
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(c) any other matters if the presence of observers would, in the council's opinion, 
unreasonably interfere with an individual's privacy. 

Voting at council meetings 

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

(2) Unless there are only 2 strata lots in the strata plan, 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. 

Council to inform owners of minutes 

18    The council must inform owners of the minutes of all council meetings within 2 weeks of 
the meeting, whether or not the minutes have been approved. 

Delegation of council's powers and duties 

19    (1) Subject to subsections (2) to (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 
subsection (3). 

(3) A delegation of a general authority to make expenditures must 

(a) set a 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, 

(a) 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. 

Spending restrictions 

20    (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 subsection (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. 

Limitation on liability of council member 

21    (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) Subsection (1) does not affect a council member's liability, as an owner, for a 
judgment against the strata corporation. 

Division 4 — Enforcement of Bylaws and Rules 

Maximum fine 

22    The strata corporation may fine an owner or tenant a maximum of 

(a) $50 for each contravention of a bylaw, and 

(b) $10 for each contravention of a rule. 

Continuing contravention 

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

Division 5 — Annual and Special General Meetings 

Person to chair meeting 

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

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



(3) If neither the president nor the vice president of the council 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. 

Participation by other than eligible voters 

25    (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. 

Voting 

26    (1) At an 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. 

(3) 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. 

(4) 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. 

(5) 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. 

(6) If there are only 2 strata lots in the strata plan, subsection (5) does not apply. 

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

Order of business 

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

(a) certify proxies and corporate representatives and issue voting cards; 

(b) determine that there is a quorum; 



(c) elect a person to chair the meeting, if necessary; 

(d) present to the meeting proof of notice of meeting or waiver of notice; 

(e) approve the agenda; 

(f) approve minutes from the last annual or special general meeting; 

(g) deal with unfinished business; 

(h) 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; 

(i) ratify any new rules made by the strata corporation under section 125 of the 
Act; 

(j) report on insurance coverage in accordance with section 154 of the Act, if the 
meeting is an annual general meeting; 

(k) approve the budget for the coming year in accordance with section 103 of the 
Act, if the meeting is an annual general meeting; 

(l) deal with new business, including any matters about which notice has been 
given under section 45 of the Act; 

(m) elect a council, if the meeting is an annual general meeting; 

(n) terminate the meeting. 

Division 6 — Voluntary Dispute Resolution 

Voluntary dispute resolution 

28    (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 

(a) 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 

(a) 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. 

Division 7 — Marketing Activities by Owner Developer 

Display lot 

29    (1) An owner developer who has an unsold strata lot may carry on sales functions that 
relate to its sale, including the posting of signs. 

(2) An owner developer may use a strata lot, that the owner developer owns or rents, as a 
display lot for the sale of other strata lots in the strata plan. 

 



EXHIBIT G 



PineTree Meadows
Proposed Initial Budget

General Revenue

Strata Fees 67,533.75$                                      

Total General Revenue 67,533.75$                                      

General and Admin Expenses

Strata Management 11,520.00$                                      
Insurance 24,000.00$                                      
Repairs and Maintenance 2,000.00$                                        
Waste Removal 507.00$                                           
Accounting 2,000.00$                                        
Hydro Costs 1,500.00$                                        
Landscaping 5,000.00$                                        
Snow Removal 7,500.00$                                        

Total General and Admin Expenses 54,027.00$                                      

Contingency Reserve Fund Contribution 13,506.75$                                      

Total Expenses 67,533.75$                                      



Strata Lot Unit Entitlement Monthly strata fee
Strata Lot 1 3.0% 166.21$                    
Strata Lot 2 3.0% 166.21$                    
Strata Lot 3 3.0% 166.21$                    
Strata Lot 4 3.0% 166.21$                    
Strata Lot 5 5.9% 330.47$                    
Strata Lot 6 3.0% 166.21$                    
Strata Lot 7 3.0% 166.21$                    
Strata Lot 8 3.0% 166.21$                    
Strata Lot 9 3.0% 166.21$                    
Strata Lot 10 3.0% 166.21$                    
Strata Lot 11 3.0% 166.21$                    
Strata Lot 12 3.0% 166.21$                    
Strata Lot 13 1.9% 107.55$                    
Strata Lot 14 1.9% 107.55$                    
Strata Lot 15 5.9% 332.43$                    
Strata Lot 16 3.0% 166.21$                    
Strata Lot 17 1.9% 107.55$                    
Strata Lot 18 1.9% 107.55$                    
Strata Lot 19 5.9% 332.43$                    
Strata Lot 20 3.0% 166.21$                    
Strata Lot 21 1.9% 107.55$                    
Strata Lot 22 1.9% 107.55$                    
Strata Lot 23 3.0% 166.21$                    
Strata Lot 24 3.0% 166.21$                    
Strata Lot 25 3.0% 166.21$                    
Strata Lot 26 3.0% 166.21$                    
Strata Lot 27 3.0% 166.21$                    
Strata Lot 28 3.0% 166.21$                    
Strata Lot 29 5.9% 330.47$                    
Strata Lot 30 3.0% 166.21$                    
Strata Lot 31 3.0% 166.21$                    
Strata Lot 32 3.0% 166.21$                    

100.0% 67,533.75$              

Schedule A to PineTree Meadows Proposed Initial Budget



EXHIBIT H 



Land Title Act
Charge
General Instrument – Part 1

 

 
 

Form C (Section 233) 2022 06 15 12:51:37.107 1 of 2 Pages
© Copyright 2022, Land Title and Survey Authority of BC. All rights reserved.

1. Application

Columbia Valley Law Corporation
Barristers and Solicitors
Box 639, 1309 - 7th Ave
Invermere BC V0A 1K0
250-342-6904

2. Description of Land

PID/Plan Number Legal Description
013-506-722 LOT 1 DISTRICT LOT 1092 KOOTENAY DISTRICT PLAN 8385, EXCEPT PART INCLUDED IN PLAN

NEP20703

3. Nature of Interest

Type Number Additional Information

COVENANT

4. Terms
Part 2 of this instrument consists of:
(b) Express Charge Terms Annexed as Part 2

5. Transferor(s)

1345408 B.C. LTD., NO.BC1345408

6. Transferee(s)

DISTRICT OF INVERMERE
BOX 339, 914- 8TH AVENUE
INVERMERE BC V0A 1K0

 

7. Additional or Modified Terms



Land Title Act
Charge
General Instrument – Part 1

 

 
 

Form C (Section 233) 2022 06 15 12:51:37.107 2 of 2 Pages
© Copyright 2022, Land Title and Survey Authority of BC. All rights reserved.

8. Execution(s)
This instrument creates, assigns, modifies, enlarges or governs the priority of the interest(s) described in Item 3 and the Transferor(s) 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.

Witnessing Officer Signature Execution Date Transferor / Transferee / Party Signature(s)

__________________________________ 

 

YYYY-MM-DD
1345408 B.C. LTD.
By their Authorized Signatory

__________________________________
Christine Scott

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, to take
affidavits for use in British Columbia and certifies the matters set out in Part 5 of the Land Title Act as they pertain to the execution of this instrument.

Witnessing Officer Signature Execution Date Transferor / Transferee / Party Signature(s)

__________________________________ 

 

YYYY-MM-DD
District of Invermere
By their Authorized Signatory

__________________________________
Rory Hromadnik

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, to take
affidavits for use in British Columbia and certifies the matters set out in Part 5 of the Land Title Act as they pertain to the execution of this instrument.

Electronic Signature
Your electronic signature is a representation that you are a designate authorized to
certify this document under section 168.4 of the Land Title Act, RSBC 1996 c.250, that
you certify this document under section 168.41(4) of the act, and that an execution
copy, or a true copy of that execution copy, is in your possession.



TERMS OF INSTRUMENT—PART 2, SECTION 219 COVENANT—WHERE REPORT OF 
GEOTECHNICAL ENGINEER REQUIRED 
 
 

TERMS OF INSTRUMENT—PART 2 
SECTION 219 COVENANT 

 
THIS AGREEMENT dated for reference June 15, 2022 is 
 
BETWEEN: 
 
 1345408 B.C. LTD. 
 
 (the “Owner”) 
 
AND: 
 
 DISTRICT OF INVERMERE 
 
 (the “Municipality”) 
 
WHEREAS: 
 
A. The Owner is the registered owner in fee simple of the land in Invermere, British 

Columbia, legally described as: Lot 1 District Lot 1092 Kootenay District Plan 8385 
Except Part Included in Plan NEP20703 and EPP120442 (the “Land”); 

 
B. The Municipality is the District of Invermere; 
 
C. A portion of the Land falls within the Hazardous Slopes Development Permit Area and the 

Municipality’s building inspector has required the Owner to provide the building inspector 
with a report certified by a professional engineer, with experience in geotechnical 
engineering (the “Engineer”) that the Land may be used safely for the use intended; 

 
D. The Owner has provided the Municipality with the report of the Engineer, which report is 

attached to this Agreement as Schedule A (the “Report”); 
 
E. Section 219 of the Land Title Act provides that a covenant, whether of a negative or 

positive nature, in respect of land that is not to be built on, used, or subdivided except in 
accordance with the covenant, may be granted in favour of a municipality and may be 
registered as a charge against title to that land; and 

 
F. The Owner has agreed to enter into this Agreement and to register it against the title to the 

Land as a covenant and indemnity under s. 219 of the Land Title Act and s. 56 of the 
Community Charter. 

 
 
THIS AGREEMENT is evidence that in consideration of payment of $1.00 by the Municipality 
to the Owner (the receipt and sufficiency of which is acknowledged by the Owner), and in 
consideration of the promises exchanged below, the Owner covenants and agrees with the 
Municipality as follows: 



 
1. The Owner will use the Land only in the manner determined and certified by the 

Engineer in the Report as enabling the safe use of the Land for the use intended. 
 

2. The Owner will reimburse the Municipality for any expense that may be incurred by the 
Municipality as a result of a breach of a covenant under this agreement. 

 
3. The Owner and the Municipality agree that the enforcement of this Agreement will be 

entirely within the discretion of the Municipality and that the execution and registration 
of this covenant against the title to the Land will not be interpreted as creating any duty 
on the part of the Municipality to the Owner or to any other person to enforce any 
provision of this Agreement. 

 
4. The Owner releases and forever discharges the Municipality from any claim, cause of 

action, suit, demand, expenses, costs and legal fees which the Owner may have against 
the Municipality for any loss or damage or injury that the Owner may sustain or suffer 
arising out of the issuance of a building permit under this Agreement or the use of the 
Land as a result of the issuance of a building permit to construct, alter or add to a 
building or structure on the Land. 

 
5. The Owner covenants and agrees to indemnify and save harmless the Municipality from 

any and all claims, causes of action, suits, demands, expenses, costs and legal fees that 
anyone might have as owner, occupier or user of the Land, or by a person who has an 
interest in or comes onto the Land, or by anyone who suffers loss of life or injury to his 
person or property, that arises out of the issuance of a building permit under this 
Agreement or the use of the Land as a result of the issuance of a building permit, to 
construct, alter or add to a building or structure on the Land. 

 
6. The parties agree that this Agreement creates only contractual obligations and obligations 

arising out of the nature of this document as a covenant under seal. The parties agree that 
no tort obligations or liabilities of any kind exist between the parties in connection with 
the performance of, or any default under or in respect of, this Agreement. The intent of 
this section is to exclude tort liability of any kind and to limit the parties to their rights 
and remedies under the law of contract and under the law pertaining to covenants under 
seal. 

 
7. Where the Municipality is required or permitted by this Agreement to form an opinion, 

exercise a discretion, express satisfaction, make a determination or give its consent, the 
Owner agrees that the Municipality is under no public law duty of fairness or natural 
justice in that regard and agrees that the Municipality may do any of those things in the 
same manner as if it were a private party and not a public body. 

 
8. This Agreement does not 

 
a. affect or limit the discretion, rights or powers of the Municipality under any 

enactment (as defined in the Interpretation Act, R.S.B.C. 1996, c. 238, on the 
reference date of this Agreement) or at common law, including in relation to the 
use or subdivision of the Land, 

 
b. affect or limit any enactment relating to the use or subdivision of the Land, or 

 



c. relieve the Owner from complying with any enactment, including in relation to 
the use or subdivision of the Land. 

 
9. Every obligation and covenant of the Owner in this Agreement constitutes both a 

contractual obligation and a covenant granted under s. 219 of the Land Title Act in 
respect of the Land and this Agreement burdens the Land and runs with it and binds the 
successors in title to the Land. This Agreement burdens and charges all of the Land and 
any parcel into which it is subdivided by any means and any parcel into which the Land 
is consolidated. The Owner is only liable for breaches of this Agreement that occur while 
the Owner is the registered owner of the Land. 

 
10. The Owner agrees to do everything reasonably necessary, at the Owner’s expense, to 

ensure that this Agreement is registered against title to the Land with priority over all 
financial charges, liens and encumbrances registered, or the registration of which is 
pending, at the time of application for registration of this Agreement. 

 
11. An alleged waiver of any breach of this Agreement is effective only if it is an express 

waiver in writing of the breach in respect of which the waiver is asserted. A waiver of a 
breach of this Agreement does not operate as a waiver of any other breach of this 
Agreement. 

 
12. If any part of this Agreement is held to be invalid, illegal or unenforceable by a court 

having the jurisdiction to do so, that part is to be considered to have been severed from 
the rest of this Agreement and the rest of this Agreement remains in force unaffected by 
that holding or by the severance of that part. 

 
13. This Agreement is the entire agreement between the parties regarding its subject. 

 
14. This Agreement binds the parties to it and their respective successors, heirs, executors 

and administrators. 
 

15. The Owner must do everything reasonably necessary to give effect to the intent of this 
Agreement, including execution of further instruments. 

 
16. This Agreement may be executed in counterpart with the same effect as if all parties had 

signed the same document. Each counterpart shall be deemed to be an original. All 
counterparts shall be construed together and shall constitute one and the same 
Agreement. This Agreement may be delivered by electronic means. 

 
17. By executing and delivering this Agreement each of the parties intends to create both a 

contract and a deed executed and delivered under seal. 
 
IN WITNESS WHEREOF the parties acknowledge that this Agreement has been duly executed 
and delivered by the parties executing Part 1 of Form C attached to and forming part of this 
Agreement. 
  
 



 
 
Schedule A— Geotechnical Report 
 

 
 



















































































EXHIBIT I 



District of Invermere
"ON THE LAKE"

Folio: 248.070

June 17, 2022

Generation Homes 1345408BC Ltd
4091 Johnson Road
Invermere, B.C.

VGA 1 K4

Attention: Christine Scott

Re: Residential Infill Development Permit No.22.01 - Pine Tree Valley

Lot 1 District Lot 1092, Kootenay District Plan NEP8353 Except part
included in Plan NEP20703

PID: 013-506-722 (Subject Property)

Dear Ms. Scott:

Please find attached Residential Infill Development Permit No.22.01 - Pine Tree Valley
a multi family residential development proposal located at 2128 - 15th Avenue which is
designated as an Infill Development Permit Area within the District of Invermere's
Official Community Plan.

If you have any questions with the Development Permit or require additional
information, please do not hesitate to contact me at the District of Invermere office,
phone # 250-342-9281 extension 1235 or email planning@invermere.net

Rory Hromadnik
Development Services

914 - Sth Avenue, P.O. Box 339. Invcrmcrc, B.C. VOA I KO

'['el.: (250) 342-92KI • Fax: (250) 342-2934 • cm;iil: infb(")mvcrmcrc.nct • wcbsitc: www.invennere.nct



District of Invermere
"ON THE LAKE"

Pursuant to Section 488(1) of the Local Government Act, the Council of the District of Invermere has issued a
Development Permit to:

DP 22.01 - Pine Tree Valley
Christine Scott

Generation Homes 1345408BC Ltd
4091 Johnson Road

Invermere, B.C.

VOA1K4
(the "Permittees")

This Development Permit is issued subject to compliance with all of the bylaws of the District of Invermere applicable
thereto, except as specifically varied or supplemented by this Permit and it applies only to those lands owned by the
Permittee within the District of Invermere and legally described as:

Lot 1 District Lot 1092, Kootenay District Plan NEP8353 Except part included in Plan NEP20703

PID: 013-506-722 (Subject Property

Development Permit Conditions

1. This is not a building permit.

2. This Permit does not preclude the requirements of the District of Invermere's Subdivision and Development
Servicing Bylaw 902 or any other Bylaw of the District's in effect at the time of application.

3. The proposed development addressed in DP 22.01 lies within and is subject to the guidelines of Official
Community Plan Bylaw No.1495, 2015 Section 4.8 Residential Infill Development Permit Area (DPA) and the
Development Permit Area Design Guidelines outlined in Chapter 5 of the Official Community Plan.

Siting and Design

4. This is not a Building Permit. This development permit outlines the conditions for the phased Pine Tree Valley
Development proposal on the subject property. The full development proposal includes the construction of
twenty seven (27) strata residential townhouse units. Each townhouse unit is proposed as a four (4) plex for a
total of 108 dwelling units. All development is situated on Lot 1 District Lot 1092, Kootenay District Plan
NEP8353 Except part included in Plan NEP20703. Pl D: 013-506-722 (Subject Property.

5. Design is to be primarily consistent with the October 2021, Berry Architecture and Associates, Plans 21-070.

6. Siting of all buildings to be in conformance with the R-3 Cluster Development (Medium Density Zone) regulations
within the District of Invermere Zoning Bylaw No.1145, 2002. Final review of all the regulation requirements of
the R-3 Zone will, including but not limited to siting, density, structure heights and permitted use will be evaluated
at Building Permit issuance. Please note that height will be evaluated based on the Section 219 Covenant,
CA1641649 registered on the subject Property restricting height to a 7.5m maximum as determined by Zoning
Bylaw No.1145, 2002. All structures proposed at minimum setback distances will require a BCLS site survey at
the establishment of the foundations to ensure compliant siting. Non-conforming siting will require redesign or a
Development Variance Permit prior to B.P. issuance. Preliminary Siting Plan attached as Schedule "A".

7. On site parking is to be compliant with Section 4 of Zoning Bylaw 1145, 2002 Section 4.5 (4) c-Multi Family
dwellings.

8. Exterior building design, including exterior building finishes and colours, will be primarily consistent with the
design submitted and as shown on attached Schedule "B".

-^
()14 - Kill Avenue. P.O. Box 334. lnvcrmcrc. B.C. VOA IKO

'I'd.: (250) 342-()2!SI • Fax: (250) 342-2434 • email: infoC"linvermcrc.nct • wcbsitc: www.invcnncre.nel



9. Construction design and techniques are encouraged to be consistent with OCP Bylaw No. 1495 Energy
Efficiency and Water Conservation DPA guidelines, section 4.5.3.

10. No exposed foundation greater than 12 inches from finished grade is permitted. All exposed foundation is to be
finished or parged.

11. All onsite service areas including but not limited to central garbage facilities, parking and propane structures are
to be landscape screened and / or designed to meet the Development Permit Area Design Guidelines outlined in
Chapter 5 of the Official Community Plan, Bylaw No. 1495, 2015.

12, All exterior lighting is to be sharp cut-off. Lighting specifications are to be approved by the District of Invermere
prior to installation.

Construction Sequencing

13. The development is a strata proposal with Phase 1 consisting of eight (8) structures each with four (4) dwellings
for a total of thirty two (32) units as highlighted in Preliminary Siting Plan attached as Schedule "A". Future
development of the remaining lands will be completed as strata developments as per the full parcel
development concept plan also illustrated in Schedule "A."

Landscaping

14. Subdivision approval will not be considered until a landscape plan which is to include automatic irrigation to all
planted areas, including to planters / trees is submitted to the District of Invermere and is approved by the
Director of Development Services or a designate. The landscape plan is to include an estimated value from
which a security deposit of 120% of the estimated value of landscaping and irrigation is to be deposited with the
District of Invermere. "

Geotechnical Assessment

15. No Building Permits will be issued for the subject property until such time as a Geotechnical Assessment
completed by a BC Registered Geotechnical Engineer has been completed that specifically addresses the
structures and location of structures for an acceptable Geotechnical factor of safety. Any recommendations
outlined in the Geotechnical Assessment must be incorporated into all permit applications.

Archaeological Assessment

16. An archaeological assessment completed by Core Heritage Consulting Ltd, March 8, 2022, indicated there are
no archaeological concerns on te Subject Property. All works on the subject property are to be compliant with
Core Heritage's recommendations which are as follows;" no additional assessment be required for this
development, unless evidence of protected heritage resources should become apparent in the course of
development (i.e., a chance find). In the event of such a find, work must cease immediately, except as required
to stabilize and secure the site, pending consultation with the BC Archaeology Branch and affected First
Nations." \

Fire Flow Assessment

17. Fire flow water modeling verification of adequate fire flows to FUS standards will be required prior to Building
permit approval. All costs associated with the modelling and any necessary on and off-site improvements to
achieve the required fire flows are the responsibility of the developer.

Traffic Assessment

18. No Building Permits will be issued prior to confirmation of the traffic modelling evaluating the impact of traffic
associated with the development has been considered. Traffic impacts to be confirmed as being considered in
the recently completed District of Invermere Transportation Master Plan, May 3, 2022. Ail costs associated with
additional assessments, modelling and any necessary on and off-site improvements to achieve the required

traffic design requirements generated by the development proposal are the responsibility of the developer.

^
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Access

19. Prior to Building Permit issuance, Emergency services to confirm ingress and egress conditions proposed meet
Fire Code requirements. No access other than emergency access is permitted off of 15th Avenue. Phase 1
development and all future development indicated in Schedule "A" is to be accessed off of Pine Tree Road and
internal Strata roadways.

Parkland Provision

20. The provision of parkland or cash in lieu is governed under section 510 of the Local Government Act A building
subdivision, as opposed to a subdivision of land, under the Strata Property Act does not require approval of the
approving officer. As per the Strata Property Act the approving officer has a role in a bare land strata subdivision
application because in that instance the land is actually being subdivided, however, in a typical condominium or
building project the municipal role is limited to the building permit and development permit, as applicable with this
proposal. Confirmation of the Parkland provisions applicable under Section 510 of the LGA, which potentially
requires dedication of 5% of the parcel area or 5% of the property value prior to subdivisions approval of
bareland or fee simple subdivisions will be assessed at the submission of future subdivision application(s).

Works and Services / Infrastructure Requirements - Subdivision and Development Servicing Bylaw No. 902,
1997.

The following items are to be addressed prior to the issuance of building permits for the subject property. This list
may not be exhaustive. The exclusion of any condition at the time of issuance of this Development Permit shall not
serve to prohibit its inclusion at a later date. Additional works and services may be required within the Development
and Building Permit processes.

21. No Building Permits will be issued for the subject property until such time as engineering plans, designed by a
professional Engineer, certified in B.C, and a cost estimate for any off-site servicing and works for the properties
has been approved by the Director of Public Works and Operations or designate. Security in the amount of
110% of the above noted cost estimate for all approved off-site works and services has been deposited with the
District of Invermere. The plan must include the following items:

i. Installation of on and off site water and sewer services based on approved water demand and sanitary
flow calculations. Waterline extension on 15th avenue along the Subject parcel frontage will be
required. Two additional off suite fire hydrants will be required. The waterline and hydrant location are
indicated in Schedule "G" . Engineering and design of the water service to the strata development to
include a single supply water meter.

ii. Storm water management plan for the subject property. Storm water management is the responsibility
of the developer. All storm water is to be contained on-site, and no discharge to sanitary sewerage

system or to adjacent properties permitted
iii. Provision for adequate on-site garbage and recycle collection;
iv. Provision of telephone, cable, and hydro-electric service to the property line.
v. Provision of off site multi use pathways adjacent to 15th Avenue and Pine Tree Road. Locations

indicated in Schedule "C ".

Development Cost Charges

DCC fees based on DP design and Current DCC Bylaw 1598,2021

Item

Multi-Family Residential

Phase 1
Dwelling Units

32

High Density DCC per
dwelling unit.

$8,630.00.00 per unit

DCC Estimate for
Phase 1

$276,160.00

DCC's will be required to be paid prior to the issuance of Building Permits and are based on the bylaw in
effect at the time of approval. DCC requirements will be re-evaluated at building permit stage to address
any adjustments necessary for proposed development density or current bylaw adjustments.

M
/^^



Expiry

22. If construction is has substantially progressed by June 16, 2024, this permit will expire.

Pursuant to section 503(1) of the Local Government Act, the District of Invermere agrees to file a notice in the
Kamloops Land Title Office that the Lands are subject to this Permit.

AUTHORIZATION WAS GRANTED ON THE 17th DAY June 2022

ISSUED THIS 17th DAY OF JUNE 2022.

DIRECTOR OF DEVELOPMENT SERVICES
DISTRICT OF INVERMERE

2>^ -J^ fl



Schedule "A" DP 22.01 Siting Plan
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Schedule "B" DP 22.01 Exterior Building Design
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Schedule "C" DP 22.01
Off Site Waterline Extension, Hydrant and Pathway Locations
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EXHIBIT J 
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PINETREE MEADOWS 

OFFER TO PURCHASE AND AGREEMENT OF SALE 
 
Vendor:   1345408 B.C. LTD. 
 
Vendor's Solicitor: Columbia Valley Law Corporation  

Box 639, 1309 – 7th Avenue, Invermere, BC V0A 1K0 
reception@columbialegal.ca 
 

 
Purchaser: 
     
 __________________________________________________________________, of 
 Name(s) and Occupation(s) 
 
 _____________________________________________________________________ 
 Mailing Address(es) 
 
 _____________________________________________________________________ 
  Telephone Number(s) 
 
 _____________________________________________________________________
 Email Address(es)   
  
 
Purchaser's Solicitor:
 ___________________________________________________________________ 
 
Property: A proposed strata lot within the development known as Pinetree Meadows located at 

the civic address of 2128 15th Ave, Invermere, British Columbia (the 
“Development”) legally described as: 

 
Proposed Strata Lot ____ District Lot 1092 Kootenay District Plan 8385, except part 
included in plan NEP20703 
(the “Strata Lot”) 

 
 
FOR VALUABLE CONSIDERATION, THE PARTIES AGREE AS FOLLOWS: 
 

mailto:reception@columbialegal.ca
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The Purchaser agrees to purchase the Strata Lot from the Vendor and the Vendor agrees to sell the 
Strata Lot to the Purchaser on the terms and conditions set out below and in Schedules A, B and C 
attached to this Agreement: 
 
Purchase Price:  

    $     for the Strata Lot 
    
   $     Goods and Services Tax - Strata Lot 
    
   $     Goods and Services Tax – Appliances  
 

$     Provincial Sales Tax – Appliances 
    
   $     Total Purchase Price (the “Purchase Price”) 
 
Deposit:   

1. The Purchaser shall pay a deposit of $1000 on submission of an offer to purchase, which 
shall be fully refundable if the offer to purchase is not executed by the Vendor and delivered 
to the Purchaser on or before the acceptance date set out therein.   

2. On the signing of this contract by the Vendor, the Purchaser shall pay a further deposit in 
the amount of 10% of the Purchase Price less the initial $1,000 deposit, namely 
$_________________.    

3. The Purchaser shall pay both deposits (collectively, the “Deposit”) by way of bank drafts 
payable to “Columbia Valley Law Corporation in Trust” delivered to the Vendor’s Solicitor 
at the address set out above. 

4. The Deposit shall be applied against the Purchase Price. 

5. No interest on the Deposit shall be paid or payable to the Purchaser. 

6. In the event the Purchaser fails to pay the Deposit as required by this Contract, the Vendor 
may, at the Vendor’s option, terminate this Contract. 

7. The Deposit shall be returned to the Purchaser: 

a. if a condition-precedent contained in this Agreement is not removed, waived or 
declared fulfilled; or  
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b. if the Vendor fails to complete the transaction on the Completion Date in full 
satisfaction of any claims the Purchaser may have against the Vendor at law or in 
equity. 

8. If the Purchaser fails to complete the transaction in accordance with the terms of this 
Agreement, the Deposit will be forfeited to the Vendor without prejudice to any other 
remedies the Vendor may have against the Purchaser at law or in equity. 

 
Schedules: 

9. Schedules A, B and C attached hereto form part of this Agreement and all terms and 
conditions of Schedules A, B and C are incorporated into and form part of this Agreement.  
The Purchaser acknowledges that the Purchaser has read all paragraphs and schedules of this 
Agreement. 

10. On submission of an offer to purchase, the Purchaser shall deliver to the Vendor a duly 
executed copy of the acknowledgment of disclosure statement receipt attached as Schedule 
B. 

Acceptance: 

11. This offer will be open for acceptance up to 5:00 o'clock p.m. on  _____________, 
2022 unless withdrawn in writing with notification to the other party of such revocation 
prior to notification of its acceptance.  

12.  Upon acceptance by the Vendor by signing a copy of this Agreement, there will be a 
binding Agreement of Purchase and Sale on the terms and conditions herein set 
forth. 

 
[Signatures on next page] 
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DATED at _________________________ this __ day of _____________2022 
            [location] 
 
 
             
Purchaser:      Witness: 
 
             
Purchaser:      Witness: 
 
This Offer is ACCEPTED by the Vendor this __ day of _____________20___  
(the “Acceptance Date”). 
 
1345408 B.C. LTD. 
 
Per:             
Authorized signatory     Witness: 
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SCHEDULE A 
 
ADDITIONAL TERMS AND CONDITIONS 
 

1. Completion Date: 

a. The Vendor shall give the Purchaser not less than twenty-one days written notice 
(the "Notice"), specifying the date that will be the Completion Date (the 
"Completion Date") and the Notice will be deemed to fix the Completion Date 
subject to any extensions as provided for in this agreement. 

b.  The balance of the Purchase Price shall be paid on the Completion Date.   

c. If the Completion Date has not occurred within 2 years of the date of this 
Agreement, then the Purchaser may elect to terminate this Agreement and the 
Deposit will be refunded to the Purchaser in full satisfaction of any claims the 
Purchaser may have against the Vendor at law or in equity. 

d. The Purchaser is purchasing a Strata Lot to be constructed and construction and 
other delays may affect the date on which the Strata Lot is completed. The Strata Lot 
may be occupied when the District of Invermere has given written permission to 
occupy the Strata Lot (“Permission to Occupy”).  Permission to Occupy refers to the 
Strata Lot only and not to any other strata lot or the common property within the 
development. 

e. If Permission to Occupy has not been received prior to the Completion Date, then 
the Vendor may delay the Completion Date from time to time as required by the 
Vendor until Permission to Occupy has been received. The Vendor shall give notice 
of such delay not less than 5 business days before the Completion Date.   

f. If the Purchaser wishes to extend the Completion Date, the Purchaser may apply to 
the Vendor to do so. The Vendor may arbitrarily withhold its consent to any 
extension of the Completion Date.     

2. Possession:  The Purchaser shall have vacant possession of the Strata Lot on the day 
following the Completion Date at 12:00 noon Mountain Time. 

3. Lien Holdback:   
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a. That portion, if any, of the Purchase Price required by the Builders Lien Act to be held 
by the Purchaser in respect of potential builders' lien claims (the "Lien Holdback") 
shall be held by the Purchaser's solicitor or notary in trust.  

b. The Purchaser warrants that the Purchaser will direct the Purchaser's solicitor or 
notary to pay to the Vendor, on the 56th day after permission to occupy the Strata 
Lot has been issued, the Lien Holdback less any amount representing builders' lien 
claims registered against title to the Strata Lot.  

c. If the Lien Holdback is not released to the Vendor on the 56th day after permission 
to occupy the Strata Lot has been issued, the Purchaser shall pay the Vendor interest 
on the Lien Holdback, less any amount representing builders' lien claims filed against 
the Strata Lot, in the amount of 30% per annum compounded monthly until the 
Lien Holdback, less any amount representing builders’ lien claims filed against the 
Strata Lot, has been delivered to the Vendor. 

d.  The Purchaser or the Purchaser's solicitor or notary public is solely responsible to 
notify the Vendor's Solicitor in writing of any builders lien claims filed against the 
Strata Lot by 1:00 p.m. Mountain Time on the 56th day after permission to occupy 
the Strata Lot has been issued.   

e. The Purchaser hereby authorizes the Vendor and the Vendor's Solicitor to do all 
things necessary to discharge any builders' liens, including bringing court proceedings 
in the name of the Purchaser, provided that any such proceedings will be solely at 
the expense of the Vendor. 

4. Title:  On the Completion Date, the Vendor shall: 

a. provide title to the Strata Lot to the Purchaser, subject to the exceptions listed in 
section 23(2) of the Land Title Act, free and clear of all registered liens, mortgages, 
charges and encumbrances of any nature whatsoever save and except: 

i. the existing encumbrances and legal notations set out in section 4.3 of the 
Disclosure Statement; 

ii. the proposed encumbrances set out in section 4.4 of the Disclosure Statement; 
and 

iii. any other easements, rights-of-way, and any development covenants or 
agreements in favour of utilities, public authorities and other parties as required 
by them; 

(the “Permitted Encumbrances”) 
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and on or before the Completion Date, the Vendor will have taken whatever steps are 
necessary to obtain or make arrangements for any release or discharge of all liens, 
mortgages, charges and encumbrances (the "Charges") save and except the Permitted 
Encumbrances registered against title to the Strata Lot. The Vendor shall bear all costs 
of providing clear title to the Strata Lot as set out in this paragraph. 

b. The Purchaser acknowledges and agrees that the Vendor may be using the purchase 
monies received from the Purchaser to obtain a partial discharge of the Charges 
from the Strata Lot. The Purchaser's solicitor or notary public shall pay the balance 
of the adjusted Purchase Price on the Completion Date to the Vendor's Solicitor in 
trust on their undertaking to pay sufficient funds to the holders of the Charges to 
legally oblige such Charge holders to discharge their Charge from title to the Strata 
Lot.   

5. Purchaser Financing 

a. If the Purchaser is relying upon a new mortgage to finance the Purchase Price, the 
Purchaser, while still required to pay the balance of the adjusted Purchase Price on 
the Completion Date, may wait to pay same until after the transfer and new 
mortgage documents have been lodged for registration at the applicable Land Title 
Office but only if before such lodging against title to the Strata Lot, the Purchaser 
has: 

i. deposited in trust with its solicitor or notary public the cash balance of the 
Purchase Price not being financed by the mortgage; 

ii. fulfilled all the new mortgagee's conditions for funding except lodging for 
registration; and 

iii. made available to the Vendor's Solicitor a lawyer's or notary public's undertaking 
to pay on the Completion Date the balance of the adjusted Purchase Price upon 
the lodging of the transfer and the new mortgage documents and the advance by 
the new mortgagee of the mortgage proceeds. 

6. No Set-off: Except as expressly set forth in this Agreement or as otherwise mutually agreed 
to in writing by the Purchaser and the Vendor, the Purchaser’s obligation to make the 
payments provided for in this Agreement shall not be affected by any circumstances 
including, without limitation, any set-off, counterclaim, recoupment, defense or other right 
which the Purchaser may have against the Vendor.  

7. Adjustments, Costs, and GST/PST:  
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a. The Purchaser shall assume and pay where applicable all real property taxes, Federal 
Goods and Services Tax ("GST") on the value of the Strata Lot, and Property 
Transfer Tax, rates, local improvement assessments and other charges levied against 
the Strata Lot, strata fees, if any, and all adjustments both incoming and outgoing of 
whatsoever nature made as of the Completion Date.  

b. The Purchaser shall pay to the Vendor on the Completion Date the amount of the 
GST due on the value of the Strata Lot and the Vendor shall be responsible for 
remitting the appropriate amount of tax.    

c. The Strata Lot will include the following appliances:  range, fridge, dishwasher, 
washer, and dryer (the “Appliances”).  The Purchaser agrees that GST and PST is 
payable by the Purchaser on the Appliances.  The Purchaser shall pay to the Vendor 
on the Completion Date the amount of the GST and PST due on the value of the 
Appliances and the Vendor shall be responsible for remitting the appropriate 
amount of tax.    

8. Strata Lot Plans:  The Purchaser acknowledges that the Purchaser is purchasing the Strata 
Lot as shown on the proposed form of strata plan attached as Exhibit B to the Disclosure 
Statement. The Vendor will construct the Strata Lot substantially in accordance with such 
plans, however the Vendor may make modifications to the features and design of the 
Development and to the Strata Lot as are reasonable in the opinion of the Vendor, and may 
use materials other than as prescribed in the plans, all without compensation to the 
Purchaser 

9. Variation in Square Footage:  The square footage area of the Strata Lot may vary from that 
set out in the proposed strata plan by 5% without compensation to the Purchaser.   If the 
Strata Lot varies by more than 5% to the disadvantage of the Purchaser, the Vendor agrees 
to reduce the price of the Strata Lot by a percentage which is equal to the percentage by 
which the area of the property as shown on the registered strata plan exceeds 5% less than as 
shown in Exhibit B to the Disclosure Statement.  For greater clarity, there will be no 
adjustment made in respect of the first 5% of square footage variance, but only in respect of 
that portion of the strata lot which varies to the disadvantage of the Purchaser by more than 
5%. 

10. Municipal Services:  The Purchaser acknowledges that the Development, including the Strata 
Lot, may include service facilities and equipment required by municipal authorities and any 
other authority having jurisdiction over the Development, such as transformers, fire 
hydrants, vents, ducts, fans and other such facilities and equipment.  These service facilities 
will be located within the Development and the Strata Lot as required by municipal 
authorities and any other government authorities having jurisdiction. The Purchaser 
acknowledges the current plans for the Development and the Strata Lot may not indicate the 
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location of all such service facilities and the Vendor reserves the right to amend all or a 
portion of the service facilities as is deemed necessary by the Vendor, without compensation 
to the Purchaser. 

11. Inspection:   

a. The Vendor and the Purchaser, or their designated representatives, may make an 
inspection of the Strata Lot for deficiencies. The Strata Lot shall be inspected at a 
reasonable time designated by the Vendor prior to the Completion Date.  

b. At the conclusion of such inspection, a list of any defects or deficiencies shall be 
prepared including the dates by which corrections are to occur (the “Deficiency 
List”).  The Vendor and the Purchaser shall sign the Deficiency List and the 
Purchaser shall be deemed to have accepted the physical condition of the Strata Lot 
subject only to the listed deficiencies.   

c. The Purchaser hereby acknowledges and agrees that neither the Purchaser nor its 
representative for inspection, other representatives, agents or assigns shall be allowed 
access to the Strata Lot except for the purposes of this inspection prior to the 
Completion Date, except with the express written authorization of the Vendor.   

d. If the Purchaser and the Vendor cannot agree on any matter whatsoever relating to a 
deficiency, the decision of the architect for the Development will be final and 
binding upon the parties, and no appeal will lie to any court in respect of such 
alleged deficiency. 

12. Transaction Documents:   

a. The Purchaser shall prepare a Form A Transfer, a Statement of Adjustments without 
any notes to the Statement of Adjustments, and other documents reasonably 
required by the Vendor’s Solicitor (the “Closing Documents”) and deliver them to 
the Vendor at least five days prior to the Completion Date. No other documents will 
be accepted by the Vendor. 

b. Where property taxes for the Strata Lot are based on an estimated amount, the 
Vendor and the Purchaser shall make any further adjustments necessary upon receipt 
of the current tax levy notice.  

c. The Purchaser shall bear all costs of preparation and registration of the Closing 
Documents and delivery of the purchase monies to the Vendor.  

13. No Interest in Land:  Neither this Agreement nor any interest in the Strata Lot created 
hereunder shall be registered in the applicable Land Title Office except for the Form A 
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transfer of the Strata Lot on the Completion Date.  This Agreement creates contractual 
rights only between the Vendor and the Purchaser and not an interest in land. 

14. Civic Address: The civic address and strata lot numbers relating to the Strata Lot are subject 
to change at the discretion of the Vendor without compensation to the Purchaser. If the 
Strata Lot numbering varies from that set out in Exhibit B to the Disclosure Statement, the 
Purchaser agrees that the Vendor may amend this Agreement to indicate the correct Strata 
Lot number. 

15. Time of the Essence:  Time will be of the essence hereof and unless the balance of the 
Purchase Price and all applicable taxes and adjustments are paid on or before the 
Completion Date, the Vendor may at the Vendor's option terminate this Agreement, and in 
such event the Deposit will be absolutely forfeited to the Vendor, without prejudice to any 
other remedies the Vendor may have against the Purchaser at law or in equity.  

16. Risk:  The Strata Lot will be at the risk of the Vendor until the Completion Date and 
thereafter at the risk of the Purchaser. 

17. Assignment: 

a. The Purchaser will not directly or indirectly assign its rights under this Agreement 
without the prior consent of the Vendor, which consent may be withheld at the 
absolute discretion of the Vendor.  Without the Vendor's prior written consent, any 
assignment of this purchase agreement is prohibited. 

b. An assignment under the Real Estate Development Marketing Act is a transfer of some or 
all of the rights, obligations and benefits under a purchase agreement made in respect 
of a strata lot in a development property, whether the transfer is made by the 
purchaser under the purchase agreement to another person or is a subsequent 
transfer.  

c. Each proposed party to an assignment agreement must provide the developer 
(Vendor) with the information and records required under the Real Estate Development 
Marketing Act.  Information and records collected by the developer (Vendor) must be 
reported by the developer (Vendor) to the administrator designated under the 
Property Transfer Tax Act. The information and records may only be used or disclosed 
for tax purposes and other purposes authorized by section 20.5 of the Real Estate 
Development Marketing Act, which includes disclosure to the Canada Revenue Agency. 

d. Before the developer (Vendor) consents to any assignment of the Purchaser's rights 
under this Agreement, the developer (Vendor) will be required to collect from the 
Purchaser as Assignor and from the proposed Assignee, and the Assignor and 
Assignee will be required to deliver to the developer (Vendor), information and 
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records pursuant the Real Estate Development Marketing Act, including personal 
information, respecting: 

i.  the identity of the Assignor and the Assignee; 

ii.  the contact and business information of the Assignor and the Assignee; and 

iii. the terms of the proposed assignment agreement 

 (collectively the "Assignment Information"). 

e. The Vendor will not disclose the Assignment Information to any party without the 
written consent of the Assignor and the Assignee, except as prescribed by section 
20.5 of the Real Estate Development and Marketing Act, namely: 

i. for the purposes of administering or enforcing the Real Estate Development 
Marketing Act, a taxation Act, the Home Owner Grant Act, or the Land Deferment 
Act; 

ii.  in court proceedings related to the Acts referred to in subparagraph (i); 

iii. under an agreement that: is between the government and another government, 
relates to the administration or enforcement of tax enactments, and provides for 
the disclosure of information and records to and the exchange of similar 
information and records with that other government;  

iv. for the purpose of the compilation of statistical information by the government 
or the government of Canada; or  

v. to the British Columbia Assessment Authority. 

f. After the Vendor consents to any assignment of the Purchaser's rights under this 
Agreement, the Vendor will be required to: 

i.  collect a copy of the written and fully executed assignment agreement and keep 
that copy for 6 years following the date on which the strata plan is deposited; 

ii.  file with the administrator designated by the Property Transfer Tax Act (the 
“Administrator”) all of the Assignment Information; and 

iii. file any additional information or records requested by the Administrator in 
order to verify the Assignment Information; and 

the Assignor and Assignee agree that they will provide and deliver any such materials 
to the Vendor upon its written request. 
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18. No Resale Prior to Completion:  The Purchaser shall not advertise or offer the Strata Lot for 
sale, nor enter into any agreement for the sale of the Strata Lot prior to the date that is 1 year 
after the Completion Date without the express written consent of the Vendor, which 
consent may be arbitrarily withheld by the Vendor. 

19. Tender: Tender or payment of monies under this Agreement shall be by bank draft or by 
solicitor’s or notary’s trust cheque unless otherwise agreed to in writing by the parties. 

20. Notices:  Any notice, document or communication required or permitted to be given under 
this Agreement shall be in writing and either delivered by hand, transmitted by facsimile or 
electronic mail, or sent by registered mail to the Vendor or the Vendor’s Solicitor or to the 
Purchaser or the Purchaser’s Solicitor as the case may be, at the above address.  The time of 
giving such notice, document, or communication will be, if personally delivered, when 
delivered, if sent by facsimile or by electronic mail then on the day of transmission, and if 
mailed, then on the date recorded as the date of delivery by the postal service. 

21. Voting on Certain Resolutions:  The Purchaser agrees with the Vendor to vote in favour of 
any resolutions requested by the Vendor to be placed on an agenda for a special or annual 
general meeting that deal with the following: amendments to the Rental Disclosure 
Statement and the Form P - Declaration of Phased Strata Plan in respect of the order of the 
phases, the number of strata lots in each phase, construction schedules, unit entitlement of 
the strata lots, and the phase boundaries.  The Purchaser further agrees, if requested by the 
Vendor, to deliver to the Vendor in advance of such meeting its written proxy so the Vendor 
may exercise such votes on the Purchaser's behalf.  In the absence of such a proxy, the 
Vendor may present this Agreement to the meeting as evidence of the Purchaser's proxy in 
favour of the Vendor and the Vendor 's unfettered discretion to exercise the Purchaser's 
proxy on these matters. 

22. Number and Gender:  All words in this Agreement may be read and construed in the 
singular or plural, masculine or feminine, or body corporate, as the context requires.  Where 
there is more than one Purchaser, the obligations of the Purchaser will be construed as joint 
and several obligations. 

23. Binding Effect:  This Agreement will enure to the benefit of and be binding upon the parties 
hereto and their respective heirs, executors, administrators, successors and permitted assigns.  
All covenants and agreements herein will survive the Completion Date and not merge. 

24. Entire Agreement:   

a. This Agreement is the entire agreement between the parties with respect to the 
purchase and sale of the Strata Lot and there are no other representations, warranties 
conditions or collateral agreements, express or implied, whether made by the 
Vendor, any agent, employee or representative of the Vendor or any other person 
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including, without limitation, anything arising out of any marketing material 
including sales brochures, models, representative view sets, show room displays, 
photographs, illustrations, renderings, revenue projections or pro-forms provided to 
the Purchaser other than those contained in this Agreement or in the Disclosure 
Statement.   

b. This Agreement may not be altered or amended except by an amendment in writing 
signed by both parties.  The Purchaser hereby waives the right of the Purchaser to 
pursue any action in negligent misrepresentation or collateral contract against the 
Vendor arising from any marketing activity of the Vendor as set out above. 

25. Major Delays: If the Purchaser or Vendor are unable to perform any of their obligations 
under this contract by reason of major events outside the parties’ control, including but not 
limited to, strikes, riots, equipment failure, natural disaster, war, pandemic, government 
shutdown, civil unrest, et cetera, then the parties shall be relieved from their obligations 
during the delay and the parties shall complete their obligations within a reasonable period 
after the delay. 

26. Governing Law:  It is expressly agreed between the Vendor and the Purchaser that this 
Agreement and each and every part thereof will be governed and construed in accordance 
with the laws of the Province of British Columbia. 

27. Waiver:  A waiver by either party of the strict performance by the other of any provision of 
this agreement will not constitute waiver of any subsequent breach of such provision or any 
other provision of this agreement. 

28. Building Permit  

a. the Purchaser may cancel the purchase agreement for a period of seven days after 
receipt of an amendment to the disclosure statement that sets out particulars of the 
issued building permit if the layout or size of the applicable development unit, the 
construction of a major common facility, including a recreation centre or clubhouse, 
or the general layout of the development, is materially changed by the issuance of the 
building permit; 

b. if an amendment to the disclosure statement that sets out particulars of an issued 
building permit is not received by the Purchaser within 12 months after the initial 
disclosure statement was filed, the Purchaser may at his or her option cancel the 
purchase agreement at any time after the end of that 12-month period until the 
required amendment is received by the Purchaser, at which time the Purchaser may 
cancel the purchase agreement for a period of seven days after receipt of that 
amendment only if the layout or size of the applicable development unit, the 
construction of a major common facility, including a recreation centre or clubhouse, 
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or the general layout of the development, is materially changed by the issuance of the 
building permit; 

c. the amount of the deposit to be paid by a Purchaser who has not yet received an 
amendment to the disclosure statement that sets out particulars of an issued building 
permit is no more than ten (10%) percent of the purchase price; and 

d. all deposits paid by a Purchaser, including interest earned if applicable, will be 
returned promptly to the Purchaser upon notice of cancellation from the Purchaser. 

29. Satisfactory Financing 

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

b. the amount of the deposit to be paid by a Purchaser who has not yet received an 
amendment to the disclosure statement that sets out particulars of a satisfactory 
financing commitment is no more than 10% of the purchase price; and 

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

30. Ongoing Development:  The Purchaser acknowledges that the Property is part of an 
ongoing phased development and that further units will be constructed adjacent to the 
Property, with attendant construction noise, dust, dirt tracks on roadways, and coming and 
going of vehicular traffic association with the development.    The Purchaser hereby waives 
all claims it may have now or in the future against the Vendor, and its successors and assigns 
relating to the ongoing development and the inconveniences attendant on it.    

31. Legal Advice: The parties acknowledge that Columbia Valley Law Corporation prepared this 
contract and represents the Vendor only. The Purchaser is recommended to obtain 
independent legal advice on this contract. 

32. Construction of Agreement: This Agreement shall be construed as though the parties 
participated equally in drafting it. Any rule of construction that a document be construed 
against the drafting party, including the contra proferentem doctrine, shall not apply to the 
construction of this Agreement.  

33. Execution: This Agreement may be executed and delivered in counterpart and by electronic 
means. 
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Schedule B 
Acknowledgment of Disclosure Statement Receipt 

1. I consent to receive a copy of the disclosure statement by electronic means. 

2. I acknowledge receipt of a copy of the disclosure statement for the Development and all 
amendments to it that have been filed up to the date of this Agreement (the “Disclosure 
Statement”), and agree that I have been given a reasonable opportunity to read the 
Disclosure Statement.   

3. The Disclosure Statement relates to a development property that is not yet completed. 
Please refer to section 7.2 of the Disclosure Statement for information on the purchase 
agreement. That information has been drawn to the attention of 
________________________________[insert purchaser’s name], who has confirmed that 
fact by initialing in the space provided here: _____________[space for purchaser’s initials]. 

 

Dated: __________________________ 

 

________________________________ 

Print name: 
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Schedule C 
Addendum 
 
This is an addendum to the offer to purchase and agreement of sale dated:____________________ 
between 1345408 B.C. LTD. (the “Vendor”) and _______________________________________ 
(the “Purchaser”) for the Proposed Strata Lot ____ District Lot 1092 Kootenay District Plan 8385, 
except part included in plan NEP20703 (the “Strata Lot”). 
 
The Purchaser and Vendor hereby further agree as follows: 
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