CONSOLIDATED DISCLOSURE STATEMENT OF
THE TERRACES AT LATORIA WALK

December 8, 2009

Developer:  WESTERN COMMUNITIES REAL ESTATE INVESTMENTS CORP.

Address for Service: Western Communities Real Estate Investments Corp.
c/o 8587Sentinel Place
North Saanich, BC V8L 478

Business Address:  Western Communities Real Estate Investments Corp.
c/o 8587Sentinel Place
North Saanich, BC V8L 478

Developer’s Real Estate Agent: Pemberton Holmes Ltd.
150-805 Cloverdale Avenue
Victoria, BC V8X 259
Phone: (250) 384-8124
Fax: (250) 380-6355
Sale’s Agent: Greg Long
Cell: (250) 217-1274
e-mail: greglong@shaw.ca

Date of Disclosure Statement: August 20, 2007

Date of First Amendment: May 9, 2008

Date of Second Amendment: July 18, 2008

Date of Third Amendment: February 23, 2009

Date of Fourth Amendment: December 8, 2009

Date of Consolidated Disclosure Statement: December 8, 2009
DISCLAIMER

FACTS, WITHOUT MISREPRESENTATION.

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 REPONSIBILITY OF THE DEVELOPER TO DISCLOSE PLAINLY ALL MATERIAL

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
who has/have confirmed that fact by

initialing in the space provided here:

Purchaser’s Initials

\\Davidsassistant\imy documents\Clients\Western Communities\11548.245 Ph. 3 Terraces Plan and Amendment\Disclosure
Amendment\Consolidated Disclosure Statement Dec 8 09.doc



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 seven (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.

The rescission notice may be served by delivering or sending by registered mail, a signed copy

of the notice to:

(@)

(b)

(©)

(d)

the Developer at the address shown in the disclosure statement received
by the purchaser,

the Developer at the address shown in the purchaser’s purchase
agreement,

the Developer’s brokerage, if any, at the address shown in the disclosure
statement received by the purchaser, or

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 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.
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DEVELOPER

Name of Developer:
WESTERN COMMUNITIES REAL ESTATE INVESTMENTS CORP.
(the “Developer”)

The Developer is a company incorporated in the Province of British Columbia on
the 30" day of October 2002, under incorporation number 657447.

The Developer was incorporated specifically for the purpose of developing the
Strata Lots described in this Disclosure Statement, but has assets other than the
said Strata Lots.

The Developer has a records and registered office at 402-707 Fort Street, Victoria,
BC V8W 2T6.

The Developer has two directors, namely:

David I. Osmond

8587 Sentinel Place

North Saanich, BC

V8L 478

Position: Director and President

Delbert Volk

4031 Hollydene Place

Victoria, BC

V8N 378

Position: Director and Secretary

1.5 (1) The President/Officer of the Developer has 12 years of experience in the

development industry and since incorporation has been involved in bare land
subdivision, residential subdivision, commercial development, strata development
and phased strata development. The other officer and director has over 40 years of
similar experience.

(2) To the best of the Developer’s knowledge, 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 prior to 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 or real estate 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.

(3) To the best of the Developer’s knowledge, 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 prior to the date of the Developer’s
declaration attached to the disclosure statement, has declared bankruptcy or made
a voluntary assignment in bankruptcy, made a proposal under any legislation



1.6

2.1

(4)

6

relating to bankruptcy or insolvency or has been subject to or instituted any
proceedings, arrangement, or compromise with creditors or had a receiver
manager or trustee appointed to hold the assets of that person.

To the best of the Developer’s knowledge, neither any director, officer or
principal holder of the Developer, nor 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:

Q) was subject to any penalties or sanctions imposed by a court or regulatory
authority, relating to the sale, lease, promotion, or management or real
estate 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

(i)  was declared bankrupt or made 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 manager or
trustee appointed to hold its assets.

To the Developer’s knowledge, 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 that could
reasonably be expected to affect the purchaser’s purchase decision.”

GENERAL DESCRIPTION OF THE DEVELOPMENT
Description:

This is a phased strata development (the “Development”) consisting of 18 Strata
Lots in 11 phases which includes Strata Lots (“Lot” or “Lots”) which will be
owned individually, together with a proportionate share in the common property
including common facilities (“Common Property”) and other assets of the Strata
Corporation which will be owned as tenants in common by the owners of the
Lots. There will be 18 Townhouses in 11 buildings. The Development is located
in the City of Colwood. Veterans Memorial Parkway provides access to the
Development.
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(b)

Permitted Use

All Lots within this Development shall be used for multiple residential purposes
only. The zoning is CD-3. This is a comprehensive zone, which permits
residential and commercial uses.

Phasing

This Disclosure Statement provides information for Phases 1 through 11 of the
Development, which Phases are being offered for sale at this time. A copy of the
Amended Form P is attached as Exhibit “1”. The Developer is entitled not to
proceed with any of the phases. A copy of the Sketch Plan of the Development is
attached as Exhibit “2”. The “square footage”, dimensions and location of each
strata lot shown on the Sketch is approximate and may vary to a minor degree
when the strata lots have been fully constructed.

Phase 1 consists of: 2 residential strata lots in 1 three-level
building

Phase 2 consists of: 2 residential strata lots in 1 three-level
buildings

Phase 3 consists of : 2 residential strata lots in 1 three-level
buildings

Phase 4 consists of: 2 residential strata lots in 1 three-level
building

Phase 5 consists of: 2 residential strata lots in 1 three-level
building

Phase 6 consists of: 2 residential strata lots in 1 three-level
building

Phase 7 consists of: 2 residential strata lots in 1 three-level
building

Phase 8 consists of: 1 residential strata lot in 1 three-level
building

Phase 9 consists of: 1 residential strata lot in 1 three-level
building

Phase 10 consists of: 1 residential strata lot in 1 three-level
building

Phase 11 consists of: 1 residential strata lot in 1 three-level
building

The following is a description of the types of buildings, number of buildings,
features included in the Lots and features in the Common Property as it relates to
this Development.
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(d)

Phase Number | No. of 3-level buildings | Type of Construction
1 1 Woodframe
2 1 Woodframe
3 1 Woodframe
4 1 Woodframe
5 1 Woodframe
6 1 Woodframe
7 1 Woodframe
8 1 Woodframe
9 1 Woodframe
10 1 Woodframe
11 1 Woodframe
Phase Number 2 Bedroom Total Number of Lots
1 2 2
2 2 2
3 2 2
4 2 2
5 2 2
6 2 2
7 2 2
8 1 1
9 1 1
10 1 1
11 1 1
Phase Number Total Number of Lots
1 2
2 2
3 2
4 2
5 2
6 2
7 2
8 1
9 1
10 1
11 1
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Phase Number Permitted Usage of Lots
1 Residential
Residential
Residential
Residential
Residential
Residential
Residential
Residential
Residential
Residential
Residential
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Phase Number Garages Gas Fireplaces
2

P PO N OHPRIWIN|F

[ k=]
RPIFRPIFRPEFEPINDNNNNNN
PRI INNININININ

STRATA LOT INFORMATION
Unit Entitlement

The unit entitlement for each strata lot means the number indicated in the
schedule of unit entitlement established under Section 246 3(a)(ii) of the Strata
Property Act that is used in calculations to determine the strata lot’s share of:

@) the common property and common assets; and
(b) the common expenses and liabilities of the Strata Corporation

The unit entitlement for all strata lots in all phases of the Development is a whole
number that is the same for all Strata Lots. The Schedule of Unit Entitlement is
shown as Exhibit “3” but may vary once the final Strata Plan for each Phase is
completed to reflect any changes made to the boundaries of the Strata Lots in
those Phases.
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Voting
The number of votes per Strata Lot is one.
Common Property and Facilities

An owner owns the common property and common assets of the Strata
Corporation as a tenant-in-common in a share equal to the unit entitlement of the
owner’s strata lot divided by the total unit entitlement of all strata lots.

NOTE: refer to sketch attached as Exhibit “2” for approximate size and location
of some of these features.

Limited Common Property

Limited Common Property is an area within the Common Property that may be
used exclusively by one or more Lot owners.

Standard By-Laws 2 and 8 require owners to maintain and repair Limited
Common Property of which they have the use, except the following Limited
Common Property, which the noted corporation shall repair and maintain:

repair and maintenance that in the ordinary course of events occurs

less often than once a year;

the structure of a building;

the exterior of a building;

chimneys, stairs, balconies and other things attached to the

exterior of a building;

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

. fences, railings and similar structures that enclose patios, balconies

and yards.

The Developer intends to designate yards and driveways as Limited Common
Property for each of the Strata Lots. See the sketch plan attached as Exhibit “2”
for the location of these areas of Limited Common Property.

Bylaws
The Bylaws for the Strata Corporation are the standard bylaws to the Strata

Property Act, as amended by the changes set out in Strata Property Act Form Y, a
copy of which is annexed hereto as Exhibit “4”.
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Parking

The garages for each Strata Lot will be designated a part of the Strata Lot. The
parking for all Strata Lots will be in the garages. The driveways will be
designated as Limited Common Property. See Exhibit “2” for the approximate
size and location.

Furnishings and Equipment
@) The following equipment will be included in the purchase of each Lot:

Stove Washer/Dryer
Refrigerator Dishwasher
Gas Fireplace

Vacuum system — roughed in

The above items will not be encumbered except to the extent of any
mortgage registered in the Victoria Land Title Office. Any
manufacturer’s warranty will be passed on to the purchaser is permitted by
such warranty.

(b) Equipment in Common Property

The Developer will not be providing any equipment or furnishings in the
Common Property.

Budget

The estimated budget for the Strata Corporation for the operation of the
Development for the first twelve (12) months after deposit of the strata plan is set
out in Exhibit “5” to this Disclosure Statement. The monthly assessment for each
strata lot, based on the unit entitlement of each strata lot, for the budget is set out
in Exhibit “5” to this Disclosure Statement. The budgets and assessment after the
first twelve (12) months will be established by the owners of the strata lots in
accordance with the provisions of the Strata Property Act and the bylaws of the
Strata Corporation. The monthly assessments are payable by the owners of the
strata lots.

Utilities and Services

@ Each Lot owner shall be responsible for real property taxes and other
assessments and levies for his Lot. Property taxes are levied by and
payable to the City of Colwood.

(b) The Development is located inside the Municipality of Colwood.

Strata Management Contracts

@) There will not be a Manager’s residence.
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(b) The Developer intends to enter into a management agreement with Firm
Management Corporation and a copy of that standard Management
Agreement is attached as Exhibit “6”.

Any contract entered into by or on behalf of the Strata Corporation for the
provision of strata management services to the Strata Corporation may be
cancelled, without liability or penalty, despite any provision of the contract to the
contrary:

Q) by the Strata Corporation on two (2) months’ notice if the cancellation is
first approved by a resolution passed by a ¥ vote at an annual or special
general meeting,

(i) by the other party to the contract on two (2) months’ notice, or

(iii)  the Strata Corporation will enter into a private contract for garbage
disposal.

Insurance

Under Section 149 of the Strata Property Act, the Strata Corporation must
maintain full replacement insurance on:

€)] common property;
(b) common assets;
(c) buildings shown on the strata plan; and

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

Fixtures are defined in Regulation 9.1(1) to the Strata Property Act as “items
attached to a building, including floor and wall coverings and electrical and
plumbing fixtures, but does not include, if they can be removed without damage
to the building, refrigerators, stoves, dishwashers, microwaves, washers, dryers,
or other items.”

The above-noted property must be insured against “major perils” which are
defined in Regulation 9.1(2) to the Strata Property Act as “fire, lightning, smoke,
windstorm, hail, explosion, water escape, strikes, riots or civil commotion, impact
by aircraft and vehicles, vandalism and malicious acts.” Upon the filing of the
strata plan, the Developer will obtain the above-described insurance coverage in
the name of the Strata Corporation which must thereafter be maintained by the
Strata Corporation.

Under Section 150 of Strata Property Act and Regulation 9.2 thereto, strata
corporations must have liability insurance to insure the strata corporation against
liability for property damage and bodily injury in an amount not less than
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$2,000,000.00. Upon the filing of the strata plan the Developer will obtain that
liability insurance on behalf of the Strata Corporation which must thereafter be
maintained by the Strata Corporation.

The Developer will arrange course of construction insurance in the amount of
$550,000.00 for Phase 1 and $2,000,000.00 liability insurance. The Developer’s
Agent is AON Reed Stenhouse of Victoria, BC.

Following the completion of construction, an insurance policy of fire and other
perils in the amount of $1,200,000.00 for Phase 1 will replace the course of
construction insurance.

As each subsequent phase is constructed, the amount of course of construction
insurance will vary based on the then cost of construction.

Rental Disclosure Statement.

Under Section 139(1) of the Strata Property Act a developer must disclose to any
purchaser if the developer intends to rent one or more of the Strata Lots. A Rental
Disclosure Statement, Form J is the form annexed as Exhibit “7”.

Title and Legal Matters

Legal Description

PID: 026-516-683

Lot 14, Section 61, Esquimalt District, Plan VIP80062, except part in Strata Plan
V156628 (Phases 1 and 2)

(the “Parent Property™).

Ownership

Western Communities Real Estate Investments Corp. is the registered and
beneficial owner of the Development.

Existing Encumbrances and Legal Notations
@) Legal Notations on Title Number FB248363:

This title may be affected by a Permit under Part 26 of the Municipal Act,
See EV120660

Hereto is annexed Easement EX158083 over part of Lot A, Plan
VIP80059 shown on Plan VIP80060

Phased Strata Plan Declaration (Form P) Filed FB197306
2008-07-29

Hereto is annexed Easement FB250136 over that part of the Common
Property of Strata Plan V1S6628 shown on Plan VIP86322
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(b) Encumbrances:

Statutory Right of Way EW81699 in favour of British Columbia
Hydro and Power Authority

Statutory Right of Way EWS81700 in favour of TELUS
Communications Inc.

Covenant EW154936 in favour of the City of Colwood for
Development Services Agreement

Covenant EW154976 in favour of the City of Colwood for
drainage

Covenant EW154978 in favour of the City of Colwood for fire
flow

Statutory Right of Way EX15379 in favour of British Columbia
Hydro and Power Authority

Statutory Right of Way EX15380 in favour of TELUS
Communications Inc.

Mortgage EX49947 modified by FA148673 and Assignment of
Rents EX49948 in favour of HSBC Bank Canada

Covenant EX158081 in favour of the City of Colwood

Easement EX158085 appurtenant to Lot A, VIP80059

Statutory Right of Way EX158089 in favour of the City of
Colwood

Priority  Agreements EX158082, EX158086, EX158090,
FB248368, FB267378

Statutory Building Scheme EX158129

Easement FB248367 appurtenant to Strata Lot 4, Strata Plan
VI1S6628

Statutory Right of Way FB267377 in favour of Capital Regional
District

4.4  Proposed Encumbrances

It is proposed and/or anticipated that the following encumbrances will be
registered against the Development:

(a)

(b)

The Developer may grant to itself, utilities, public authorities
and/or adjacent property owners such easements, rights of way or
covenants as may be necessary to proceed with the Development
as required by the City of Colwood, regulatory authorities and
utility providers.

The Strata Lots are subject to implied or express easements
pursuant to Section 69 of the Strata Property Act.
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Outstanding or Contingent Litigation or Liabilities

There is no outstanding or anticipated litigation in respect to the Development or
against the Developer, which may affect the Development.

Environmental Matters

The Developer is not aware of any material facts relating to flooding, soil or
subsoil conditions or environmental issues and is not aware of any requirements
thereto imposed by any governmental authority.

CONSTRUCTION AND WARRANTIES

Construction Dates

Phase Number and Estimated

Construction Date

Completion Date or
Estimated Completion Date

Phase 1 — August 2007 August 2008
Phase 2 — August 2007 August 2008
Phase 3 — October 2009 February 2010
Phase 4 — February 2010 March 2011
Phase 5 — April 2010 December 2011
Phase 6— July 2010 January 2012
Phase 7— October 2010 June 2012
Phase 8— December 2010 December 2012

Phase 9— December 2010

December 2012

Phase 10 — December 2010

December 2012

Phase 11- December 2010

December 2012

Construction Warranties

Prior to the disposition of any Strata Lot, the Developer will provide each
Purchaser of a Strata Lot with a Residential Guarantee’s Home Warranty
Certificate for each strata lot. The limited warranty will be offered pursuant to the
requirements of the Homeowner Protection Act with National Home Warranty.

Any manufacturers’ warranties for appliances or equipment, whether located in
strata lots or in common property, will be passed on to the purchasers or the strata
corporation, as the case may be, if and to the extent permitted by such warranties.

Previously Occupied Building

None of the strata lots were part of an existing building.
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APPROVALS AND FINANCES
Development Approval

@) Development Permit No. DP-06-04 was issued by the City of Colwood on
October 13, 2004.

(b) Building Permits were issued by the City of Colwood as follows:

Phase 1 - 2730 Phase 8 - 2920
Phase 2 - 2922 Phase 9 - 2918
Phase 3 - 2919 Phase 10 - 2921
Phase 4 - 2924 Phase 11 - 2923

Phase 5 - 2787
Phase 6 - 2925
Phase 7 - 2926

Construction Financing

The Developer has obtained a financing commitment from HSBC Bank Canada
for construction financing in the amount of approximately $5,000,000.00. The
mortgages securing the construction will be partially discharged upon the sale of
each Strata Lot upon receipt of the net sale proceeds and will be registered in
accordance with the usual solicitor’s undertaking extended by the Developer’s
Solicitor.

MISCELLANEOUS
Deposits

All deposits and other monies received shall be held in the Trust Account of the
selling agent, the conveyancing solicitor, or the conveyancing notary public in the
manner required by the Real Estate Act, until such time as the strata plan is
deposited for registration in the Land Title Office, the premises purchased or
leased are capable of being occupied, and an instrument evidencing the interest of
the purchaser or lessee has been registered in the Land Title Office, or is
otherwise paid out by operation of law.

Purchase Agreement

The Developer does not propose to use a particular form of Contract of Purchase
and Sale. The Developer may accept any form of contract of purchase and sale
provided the Addendum attached hereto as Exhibit “8 is attached to the Contract
of Purchase and Sale and contains the following provisions:

@) Should the Purchaser fail to complete the purchase and sale the deposit
will be forfeited to the Vendor on account of damages without prejudice to
the Vendor’s remedies;
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(b) The Purchaser shall not assign its interest in the Strata Lot or in this
Agreement or direct the transfer of the Strata Lot to any other or additional
party without the prior written consent of the Vendor which may be
arbitrarily withheld. The Purchaser will pay to the to the Vendor a
handling charge in the amount of $1,000.00 to compensate the Vendor for
legal and administrative costs in connection with such assignment. The
Purchaser may assign the Purchaser’s interest in the Strata Lot or direct
the title at the time of completion, to an immediate member(s) of the
Purchaser’s family or to a company of which the Purchaser is a principal
without payment of a fee to the VVendor;

(© The Vendor may extend the Completion Date;

(d) Interest on the deposit, if any, shall accrue to the Purchaser except in the
event of the Purchaser’s default, when the interest shall be paid to the
Vendor

Developer’s Commitments

Section 12 of the Strata Property Act requires the Developer to establish a
Contingency Reserve Fund at the time of the conveyance of a Strata Lot to a
purchaser. See Section 7.4 for an explanation of this obligation and other
statutory obligations of the Developer.

Other Material Facts
Payment of Strata Corporation Expenses

Under Section 7 of the Strata Property Act, a developer must pay the actual
expenses of the strata corporation that accrue in the period up to the last day of the
month in which the first conveyance of a strata lot to a purchaser occurs.

Under Section 14(1) of the Strata Property Act the strata corporation must pay the
expenses that accrue in the period beginning the first day of the month following
the month in which the first conveyance of a strata lot to a purchaser occurs until
the date the first annual budget takes effect.

Under Section 14(4) of the Strata Property Act and subject to subsection (5), if
the expenses accrued by the strata corporation, for the period referred to in
Section 14(1) are greater than the operating expenses estimated in the interim
budget for that period, the developer must pay the difference to the strata
corporation within eight (8) weeks after the first annual general meeting.

Under Section 14(5) of the Strata Property Act if the accrued expenses referred to
in Section 14(4) are 10% or more greater than the operating expenses estimated in
the interim budget for the period, the developer must include in the payment
referred to in Section 14(4) an additional amount calculated according to Section
3.1 of the Regulations to the Strata Property Act. Section 3.1 (1) provides as
follows:
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“3.1(1) For the purposes of Section 14(5) of the Act, the owner developer
must pay to the strata corporation an additional amount calculated
as follows:

€)) if the accrued expenses are at least 10% greater but less
then 20% greater than the estimated operating expenses, the
additional amount is the amount payable under Section
14(4) of the Act multiplied by 2;

(b) if the accrued expenses are at least 20% greater than the
estimated operating expenses, the additional amount is the
amount payable under Section 14(4) of the Act multiplied
by 3.”

7.4.2 Contingency Reserve Fund

Under Section 12 of the Strata Property Act, at the time of the first conveyance of
a Strata Lot to a purchaser, the owner-developer must establish a contingency
reserve fund by paying to the fund an amount calculated to that section, namely:

@ If the first conveyance of a strata lot to a purchaser occurs no later than
one (1) year after the deposit of the Strata Plan, the minimum contribution
to the fund must be 5% of the estimated operating expenses as set out in
the interim budget.

(b) If the first conveyance of a strata lot to a purchaser occurs later than one
(1) year after the deposit of the Strata Plan, the minimum contribution to
the fund must be the lesser of:

@) 5% of the estimated annual operating expenses as set out in the
interim budget multiplied by the number of years or partial years
since the deposit of the Strata Plan; and

(b) 25% of the estimated annual operating expenses as set out in the
interim budget.

7.4.3 Fine for Not Holding First Annual General Meeting Within Time

Under Section 16 of the Strata Property Act a developer must hold the first annual
general meeting within six (6) weeks of the earlier of:

(a) the date on which fifty (50%) percent plus one (1) of the strata lots
have been conveyed to a purchaser; or

(b) the date that is nine (9) months after the first conveyance of strata lot
to a purchaser.
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If that meeting is not held in time Section 7.1(2) of the Regulations to the Strata
Property Act requires the Developer to pay the Strata Corporation $1,000.00 for a
delay of up to thirty days and a further $1,000.00 for each additional delay of
seven days.

Documents to be Delivered to the Strata Corporation

Under Section 20(2) of the Strata Property Act, at the first annual general meeting
the Developer must:

(a)

(b)

place before the meeting and give the strata corporation copies of all of the
following:

(i)

(i)

(iii)
(iv)

(v)
(vi)

(vii)

(viii)

(ix)

all plans that were required to obtain a building permit and any
amendments to the building permit plans that were filed with the
issuer of the building permit;

any document in the owner developer’s possession that indicates
the actual location of a pipe, wire, cable, chute, duct or other
facility for the passage or provision of systems or services, if the
owner developer has reason to believe that the pipe, wire, cable,
chute, duct or other facility is not located as shown on a plan or
plan amendment filed with the issuer of the building permit;

all contracts entered into by or on behalf of the strata corporation;

any disclosure statements required by Part 2 of the Real Estate Act
or Section 139 of this Act;

the registered Strata Plan as obtained from the land title office;

names and addresses of all contractors, subcontractors and persons
who supplied labour or materials to the project, as required by the
regulations;

all warranties, manuals, schematic drawings, operating
instructions, service guides, manufacturers’ documentation and
other similar information respecting the construction, installation,
operation, maintenance, repair and servicing of any common
property or common assets, including any warranty information
provided to the owner developer by a person referred to in
paragraph (iv);

all records required to be prepared or retained by the strata
corporation under Section 35;

any other records required by the regulations; and

place an annual budget, prepared in accordance with Section 21, before
the meeting for approval.
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Required Records

The records required to be prepared or retained by the Strata Corporation under
Section 35 (1) and Section 35 (2) of the Strata Property Act are as follows:

@ minutes of annual and special general meetings and council meetings,
including the results of any votes;

(b) a list of council members;
(©) a list of

Q) owners, with their strata lot addresses, mailing addresses if
different, strata lot numbers as shown on the Strata Plan, parking
stall numbers, if any, and unit entitlements,

(i) names and addresses of mortgagees who have filed a Mortgagee’s
Request for Notification under Section 60,

(iii)  names of tenants, and

(iv)  assignments of voting or other rights by landlords to tenants under
Section 147 and 148;

(d) books of account showing money received and spent and the reason for
the receipt of expenditure;

(e) any other records required by the regulations.
Cancellation of Strata Plan and Winding-Up of Strata Corporation

Under part 16 of the Strata Property Act the unanimous vote at an annual or
special general meeting is required to cancel a strata plan and wind up the strata
corporation voluntarily with or without a liquidator. Such a resolution must, in
the case of a voluntary winding up without a liquidator, approve of the conversion
schedule referred to in section 273 of the Strata Property Act and such resolution
must approve of the interest schedule referred to in section 278 of the Strata
Property Act where there is a voluntary winding up with a liquidator. The
conversion schedule or the interest schedule must provide that every owner’s
share of the property and assets of the strata corporation in the event of its
winding up will be determined on the basis of the following formula:

most recent assessed value of an owner’s strata lot
most recent assessed value of all the strata lots in
the strata plan, excluding any strata lots held by or
on behalf of the strata corporation

If there is no assessed value for the owner’s strata lot or for any strata lot in the
strata plan, an appraised value:
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@) that has been determined by an independent appraiser, and

(b) that is approved by a resolution passed by a % vote at an annual or
special general meeting

may be used in place of the assessed values for the purposes of the formulas for
the conversion and the interest schedule.

8. SIGNATURES

DEEMED RELIANCE

SECTION 22 OF THE REAL ESTATE DEVELOPMENT MARKETING ACT
PROVIDES THAT EVERY PURCHASER WHO IS ENTITLED TO RECEIVE THIS
DISCLOSURE STATEMENT IS DEEMED TO HAVE RELIED ON ANY FALSE OR
MISLEADING STATEMENT OF A MATERIAL FACT CONTAINED IN THIS
DISCLOSURE STATEMENT, IF ANY, AND ANY OMISSION TO STATE A
MATERIAL FACT. THE DEVELOPER, ITS DIRECTORS AND ANY PERSON
WHO HAS SIGNED OR AUTHROIZED THE FILING OF THIS DISCLOSURE
STATEMENT ARE LIABLE TO COMPENSATE THE PURCHASER FOR ANY
MISREPRESENTATION, SUBJECT TO ANY DEFENCES AVAILABLE UNDER
SECTION 22 OF THE ACT.

DECLARATION

The foregoing statements disclose, without misrepresentation, all material facts relating
to the Development referred to above, as requested by the Real Estate Development
Marketing Act of British Columbia as of the 8" day of December, 2009.

WESTERN COMMUNITIES REAL All Directors in their personal

ESTATE INVESTMENTS CORP. Capacity:

by its authorized signatory:

Davidd Opmond” “Dothort Voth”

David I. Osmond, President Delbert D. Volk - Director
l@a/uw/ Obmond”

David I. Osmond - Director
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Exhibit “3”
Strata Property Act
FORM V
SCHEDULE OF UNIT ENTITLEMENT

(Sections 245(a), 246, 264)
PHASE 1

Re:  Strata Plan VIS , (PHASE ONE)
Being a strata plan of

Lot 14, Section 61, Esquimalt District, Plan VIP80062
(P.ID. 026-516-683)

STRATA PLAN CONSISTING ENTIRELEY OF RESIDENTIAL STRATA LOTS

The unit entitlement for each bare land strata lot is one of the following, as set out in the
following table:

X (b) awhole 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.

PHASE ONE
Strata Lot No. | SheetNo. | Total Aréa in m2 v Unit Entitlement k i %o* kojf thal o
. : o . Dt -{ Unit Entitlement**
1 1to5 234 1
2 l1to5 234 1
Total number of lots: ‘”2 B Total unit entitlemyent:‘ 2

*  expression of percentage is for informational purposes only and has no legal effect
** not required for a phase of a phased strata plan

Date: , 2008.

Signature of Owner Developer




Strata Property Act
FORM YV
SCHEDULE OF UNIT ENTITLEMENT
(Sections 245(a), 246, 264)
PHASE 2

Re: Strata Plan VIS6628, (PHASE TWO)
Being a strata plan of

Lot 14, Section 61, Esquimalt District, Plan VIP80062
(P.1.D. 026-516-683)

STRATA PLAN CONSISTING ENTIRELEY OF RESIDENTIAL STRATA LOTS

The unit entitlement for each bare land strata lot is one of the following, as set out in the
following table:

X (b) awhole 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.

PHASE TWO
Strata Lot No. Sheet No. | Total Area in m2 Unit Entitlement %* of Total
Unit Entitlement**
3 lto4 370 1
4 lto4 373 1
Total number of lots: 2 Total unit_entitlement: 2

*  expression of percentage is for informational purposes only and has no legal effect
** not required for a phase of a phased strata plan

Date: , 2009.

Signature of Owner Developer



Strata Property Act
FORM YV
SCHEDULE OF UNIT ENTITLEMENT
(Sections 245(a), 246, 264)
PHASE 3

Re: Strata Plan VIS6628, (PHASE THREE)
Being a strata plan of : PID: 026-516-683
Lot 14, Section 61, Esquimalt District, Plan VIP80062. except that part in Strata Plan
V156628 (Phases 1 and 2)

STRATA PLAN CONSISTING ENTIRELEY OF RESIDENTIAL STRATA LOTS

The unit entitlement for each bare land strata lot is one of the following, as set out in the
following table:

X] (b) awhole 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.

PHASE THREE
Strata Lot No. Sheet No. | Total Area in m? Unit Entitlement %* of Total
Unit Entitlement**
5 1to4 340 1
6 lto4 340 1
Total number of lots: 2 Total unit_entitlement: 2

* expression of percentage is for informational purposes only and has no legal effect
** not required for a phase of a phased strata plan

Date: , 20

Signature of Owner Developer



Re:

Exhibit “4”
FORM Y

OWNER DEVELOPER’S NOTICE OF DIFFERENT BYLAWS
(Section 245(d), Regulations section 14.6(2))

Strata Plan VIS , being a Strata Plan of Lot 14, Section 61, Esquimalt District, Plan

VIP80062.

The following bylaws differ from the Standard Bylaws to the Strata Property Act, as permitted by
section 120 of the Act. These bylaws are to be read together with the Standard Bylaws which shall
also apply but where the following bylaws are inconsistent or conflict with the Standard Bylaws, the
following bylaws shall apply.

1.

1.

2.1

2.2

Definitions and Interpretation

(1) All words used in these bylaws shall have the meanings ascribed to them in the Strata
Property Act, unless the context otherwise requires.

(2) The "Strata Property Act" means the Strata Property Act, Statutes of British Columbia
1998 and subsequent amendments to that act.

Use of Property

Bylaw 3 is amended by adding subsection (5) and (6) as follows:

()

(6)

An owner shall not install or use any window coverings other than the window
coverings if installed by the owner developer or 2 inch horizontal blinds of a white,
off-white or similar colour approved of in writing by the Strata Council.

Other than for temporary guest parking and for care givers who are providing care to
the occupants of a strata lot as and when required, the driveways adjacent to each
strata lot shall not be used for parking or for the storage of boats, trailers, recreational
vehicles or other equipment or chattels. The Owners must park their cars, trucks,
motorcycles and other vehicles inside their garage and when not in use the garage door
shall be kept closed.

Bylaw 3(4)(d) is amended by adding “unless otherwise permitted by the
Owner/developer or Strata Council and then subject to any conditions imposed by
them.



2.3 Bylaw 3(4)(d)(c) is deleted and replaced with:

(c) one caged bird unless otherwise permitted by the Owner/development or Strata
Council and then subject to any conditions imposed by them.

Date: , 2008.

Signature of Authorized Signatory
of Owner Developer



Exhibit " 5"

THE OWNERS, STRATA PLAN VIS
THE TERRACES AT LATORIA WALK

BUDGET FOR DEVELOPER PERIOD

REVENUE

Strata fee assessments
Other income
TOTAL REVENUE

COSTS
GENERAL & ADMINISTRATIVE

Admin & postage

Insurance

Strata council operating costs
Professional fees

Property management

TOTAL GENERAL & ADMINISTRATIVE

MAINTENANCE COSTS
Landscape maintenance
Irrigation maintenance
Landscape maintena supplies
General maintenance

Electrical maintenance

Roof repairs

Dryer vent cleaning

Entry gate lease & maintenance
Snow removal

Pest control

TOTAL MAINTENANCE COSTS

UTILITY SERVICES
Common hydro costs
Garbage/recycling
Water & sewer

TOTAL UTILITY COSTS

TOTAL COSTS BEFORE CONTINGENCY

CONTINGENCY

TOTAL BUDGETTED COSTS

SURPLUS/DEFICIT

DEVELOPER
BUDGET

50,000
nil
50,000

400
6,000
200
300
7,900
14,800

15,000
300
300

2,000
300
300

3,500
1,000

200
24,900

800
1,500
3,000
5,300

45,000
5,000
50,000

NIL



THE OWNERS, STRATAPLAN VIS
THE TERRACES AT LATORIA WALK

SCHEDULE OF PROPOSED STRATA FEES

DEVELOPER PERIOD
MAY 6, 2008 VERSION

UNIT Oper. Cost Contingency  Total Monthly Unit
OWNER Lot# # Assess Assess. Assess. Entit. %
1 1 $ 20834 % 2315 § 231.49 1 5.5556%
2 2 $ 20834 % 2315 $ 231.49 1 5.5556%
3 3 $ 208.34 $ 23.15 % 231.49 1 5.5556%
4 4 $ 208.34 $ 2315 § 231.49 1 5.5556%
5 5 $ 208.34 $ 2315 § 231.49 1 5.56556%
6 6 $ 208.34 % 23.15 §$ 231.49 1 5.56556%
7 7 $ 208.34 § 23.15 % 231.49 1 5.5556%
8 8 $ 208.34 § 2315 § 231.49 1 5.5556%
13 9 $ 208.34 $ 2315 § 231.49 1 5.5556%
14 10 $ 20834 % 23.15 % 231.49 1 5.5556%
9 11 $ 208.34 § 2315 $ 231.49 1 5.5556%
10 12 $ 208.34 % 23156 § 231.49 1 5.5556%
11 13 $ 208.34 § 2315 § 231.49 1 5.5556%
12 14 $ 208.34 $ 2315 % 231.49 1 5.5556%
15 15 $ 208.34 % 23.15 § 231.49 1 5.5556%
16 16 $ 208.34 % 2315 § 231.49 1 5.5556%
17 17 $ 208.34 $ 23.15 % 231.49 1 5.5556%
18 18  § 208.34 $ 2315 § 231.49 1 5.5556%
TOTALS $ 3,750.12 % 416.70 $ 4,166.82 18 100.0018%
Annual Totals $ 4500144 $ 5,00040 % 50,001.84

Prepared by: Firm Management Corporation
Suite 200 - 1931 Mt. Newton X Rd., Saanichton, BC V8M 2A9

Ph. (250)544-2300 Fax (250)544-0550

E AND OE




EXHIBIT “6”
MANAGEMENT AGREEMENT

THIS AGREEMENT made the day of :

BETWEEN:
THE OWNERS, STRATA PLAN VIS , a strata corporation constituted
under the Strata Property Act, Chapter 43 (hereinafter called the “Act”) and known as
, having assets at
(hereinafter called the "Corporation™),
OF THE FIRST PART
AND: FIRM MANAGEMENT CORPORATION
Suite 200 — 1931 Mt. Newton X Rd., Saanichton, B.C., V8M 2A9
(hereinafter called the "Manager"),
OF THE SECOND PART
The Corporation is the owner of lands described as in of , in
the Province of British Columbia on which there is constructed a unit residential

condominium complex. Municipal address is

The Corporation is responsible for the management, maintenance, and administration of the common
property of the Corporation as set out in Strata Plan VIS (the “Property™), and all personnel,
operations, business and all things and activities comprising or associated with or carried on in the
Strata Plan.

The Corporation has agreed to appoint the Manager as manager of the Property for the term and
subject to the provisions hereinafter contained,;

The Manager has agreed to accept such appointment;

This Agreement provides that in consideration of the management fee provided for in this agreement,
and of the mutual covenants and agreements herein contained, and of other valuable consideration (the
receipt and sufficiency of which is hereby by each of the parties expressly acknowledged), the parties
hereto agree as follows:

APPOINTMENT OF MANAGER

1. The Corporation hereby appoints the Manager as exclusive agent of the Corporation to
manage the Property on behalf of the Corporation, and the Manager does hereby accept such
appointment and covenants and agrees to observe and perform the terms, obligations and
conditions contained in this Agreement.



Subject to paragraph 3 hereof, the appointment of the Manager by the Corporation shall be for
an initial period of months commencing , and ending
. This agreement shall be automatically renewed for subsequent
12-month perlods unless notice of termination by either party is provided to the other party at
least 60 days prior to the end of each fiscal year, or as provided for in Section 39 of the Strata
Property Act of British Columbia. The Manager further agrees to terminate the
agreement on 30 days notice at any time.

This Agreement and the appointment of the Manager by the Corporation may be terminated:

a) by the expiry of the contract in the manner set forth in Clause 2; or

b) by the Corporation in the manner provided in Section 39 of the Strata Property Act of
British Columbia; or

c) by the Manager, in the manner provided in Section 39 of the Strata Property Act of British
Columbia.

d) If the Manager shall make an assignment for the benefit of creditors or shall make a
proposal or shall take the benefit of any act in force for bankrupt or insolvent debtors, or
shall have a receiver appointed for all or substantially all of its business or assets, or shall
have any action taken with a view to the winding-up, dissolution or liquidation of its
corporate existence, then; and in each and any of such events, the Corporation may, at its
election, declare the Agreement at an end, without further notice of other legal process
whatsoever.

e) If the Manager fails to discharge its duties pursuant to the Agreement, the Corporation
may give written notice of its opinion and stated reasons the Manager is not fulfilling its
contractual obligations. If within a reasonable period of time [which shall not be less than
ten (10) days or more than thirty (30) days unless there are factors involved which are
beyond the Manager’s reasonable ability to control], the Manager fails to rectify and/or
remove the cause for dissatisfaction in a reasonable manner or fails to provide reasonable
assurance to the Corporation that it will be rectified and take reasonable steps to do so, the
Corporation shall be entitled to cancel this Agreement forthwith by written notice.

The relationship of the Manager to the Corporation shall be that of independent contractor
only and this Agreement shall not under any circumstances constitute or be deemed to
constitute the Manager or any of its employees, officers, or authorized representatives, as the
legal representative, tenant, partner or employee of the Corporation. It is understood and
agreed that the Manager may perform any of its duties under this Agreement through its
attorneys, agents or employees.

Upon termination of appointment, the Corporation shall continue to be responsible for
payment to the Manager of any and all bills, accounts and expenses incurred by the Manager
within the authority of this appointment and paid by the Manager after such termination; the
Manager shall be entitled to retain for thirty (30) days after the date of such termination a
holdback of the monies collected hereunder during the last calendar month this appointment
was in effect and to pay out of these monies such bills, accounts and expenses or any of them;
if the holdback is not retained by the Manager or if it is insufficient, the Corporation agrees to



reimburse the Manager promptly on demand for any and all such bills, accounts and expenses
paid by the Manager after the termination of this Agreement.

MANAGER’S COVENANTS

The Manager hereby accepts the said appointment for the period and on the terms and
conditions provided herein, and covenants and agrees:

a)
b)

c)
d)

9)
h)

)

K)

to manage, maintain and administer the Corporation’s property as a prudent owner of like
property would so manage, maintain and administer;

to investigate carefully all requirements for repairs to the Property and report the results of
such investigation or investigations to the Strata Council of the Corporation;

to collect all assessments and other revenues and amounts due to the Corporation in
connection with the Property in a timely manner;

after paying all bills, accounts and expenses, on or before the 25th day of each month next
following the end of the fiscal month being reported, to provide an accounting of
statements of receipts, expenses and charges, and to deal with contingency deposits and
with surplus funds as directed by the Corporation from time-to-time, always within the
provisions of the Strata Property Act of British Columbia;

to furnish the services of its organization for the managing, maintaining and administering
of the Property;

not to make any alterations to the Property without the prior written consent of the
Corporation;

to attend meetings of Strata Council, and to attend the Annual General Meeting of the
Corporation;

to consult and confer with the Strata Council and the Corporation fully and freely in the
performance of any of its duties as set forth in the Agreement;

to recommend to the Strata Council insurance coverages appropriate to the reasonable
needs of the Corporation including, at a minimum, coverages specified in the Strata
Property Act of British Columbia, to obtain competitive quotes on coverages approved by
the Strata Council; and to contract the coverages with the insurers whose bid is approved
by the Strata Council;

the Manager agrees to indemnify and save the Corporation harmless from all losses,
claims, suits, actions, liabilities, expenses, costs (including without limitation, legal fees
on a solicitor and client basis) and damages whatsoever suffered or incurred by the
Corporation resulting from the negligent acts of the Manager or those for whom the
Manager is legally responsible. The Manager agrees to maintain, at its own cost, liability
insurance coverages in a minimum amount of $2,000,000. (2 million dollars), to protect
the Corporation from such risks are listed above;

to maintain (both during the Term and after the expiry thereof) the confidentiality of all
information concerning the Corporation, its owners, and their tenants, received in
connection with the performance of its responsibilities hereunder;

to keep full and detailed records covering the management of the Property, and the
Corporation shall at reasonable times have access to such records as well as all other
books and records of the Manager in connection with the Property;

m) that it is licensed to perform property management and other functions of a licensed

realtor under the Real Estate Council of British Columbia, license number X024059RAG,
and undertakes to remain so licensed during the term of the Agreement;



n)
0)

p)

q)

to maintain 24 hour emergency response for unit owners/tenants at telephone number 544-
2300;

to provide to the Strata Council of the Corporation, at least thirty (30) days prior to the
end of each fiscal year, a proposed budget for the following fiscal year, and to consult
with the Strata Council regarding the budget in order that the Strata Council may
recommend the budget to the Annual General Meeting as the basis of assessment to unit
owners for the following year;

to provide to the unit owners, within ninety (90) days of the fiscal year end, a statement of
operating costs for the past fiscal year, together with a reconciliation of those costs with
the budgeted costs for the same year and;

to prepare and distribute notices and minutes of all meetings of the Corporation and its
strata council.

AUTHORITY PROVIDED TO THE MANAGER

To enable the Manager to perform its obligations under this Agreement, the Corporation
hereby authorizes the Manager:

a)

b)

9)

h)

to demand and recover from all unit owners of Strata Lots comprising the Corporation, all
assessments and any other monies owing from time to time by such owners, and to make
and assent to all just and reasonable abatements, payments and allowances in respect
thereof.

on non-payment of assessments invoiced, to take appropriate collection action, as
provided for under Section 116 of the Strata Property Act, including legal action if
necessary, on behalf of and in the name of the Corporation, and to sign receipts or other
discharges or acknowledgments for monies received;

to warn off and prohibit and proceed against, in due form of law, any person who
trespasses upon the property;

to sign and give notices to unit owners of any defaults in any obligations of such owners
to pay assessments, make repairs or maintain their strata lots;

to pay, in a timely fashion, all operating charges, expenses and other lawful payables
chargeable upon the Corporation for or on accounts of the Property;

to pay taxes and assessments which may be levied upon the Property, other than taxes and
assessments levied against individual strata lots;

to supervise repairs, alterations, of the Property or parts thereof and to purchase supplies
and pay all bills relating thereto. The Manager agrees to secure approval of the Strata
Council for all unbudgeted expenditures except emergency repairs which, in the opinion
of the Manager, are necessary to protect the Property from damage or to maintain services
in accordance with the obligations of the Corporation;

to supervise and to recommend the hiring and discharge of independent contractors
required for the operation and maintenance of the Property, it being understood that all
such independent contractors are contractors to the Corporation and not to the Manager,
and that the Manager shall not be responsible for the acts, default or negligence of such
independent contractors if reasonable care has been exercised in their recommendation,
appointment and retention;

to make contracts in respect of the Property for electricity, water, landscaping
maintenance, and snow removal, and such other services as the Manager, in consultation
with and approval of the Strata Council, shall deem necessary;



)

k)

to perform all obligations required by the Corporation pursuant to any agreement entered
into between the Corporation and any other person, firm or corporation with respect to the
Corporation;

to take such action on behalf of the Corporation as may be necessary to comply promptly
with any and all orders or requirements affecting the Property made by any governmental
body or agency having authority, or orders of any fire marshall or board of fire
underwriters, or any similar body; and

subject to the limits expressed in clause 7 (g), to place orders for and purchase, in the
name of the Corporation, all such equipment, tools, appliances, materials and supplies as
may be necessary to properly maintain the Property.

CORPORATION’S COVENANTS

The Corporation covenants and agrees:

a)

b)

d)

to save the Manager harmless from all claims, damages, costs and liability incurred in
connection with the management of the Property and, without limiting the generality of
the foregoing, to save the Manager harmless from all claims, costs and liability
whatsoever arising out of any acts done by the Manager pursuant to instructions received
by the Manager in accordance with Clause 11 hereof, and to carry, at the expense of the
Corporation, adequate insurance coverage to protect and defend the Manager against all
such claims, costs or liability, to the same extent as the Corporation protects itself from
such risks; the Manager is to be listed as a named insured on the Strata Corporation’s
insurance policies.

to pay to the Manager, in advance on the first business day of each month during the term
of the Agreement, a management fee of $ plus GST, and upon renewal, such
increased amounts shall be approved in the annual budget. The Corporation hereby
authorizes the Manager to pay itself the fee from the trust bank account held by the
Manager on behalf of the Corporation. This price includes the Manager’s attendance at up
to strata council meetings per year (not to exceed 1.5 hours per meeting), and one
general meeting per year, not to exceed two hours. Additional meetings and hours,
including preparation and communication time for Special General Meetings, are to be
billed at $100.00 per hour plus GST. The fee includes all of the postage and stationery
costs incurred in paying the strata corporation’s bills and communicating with all outside
parties. For communication with the owners and the strata council we charge the
corporation for the actual stationery and postage costs, with photocopying charges,
currently at $0.15 per page. The Corporation hereby authorizes the Manager to pay itself
the fee and stationery, postage, and photocopying costs from the trust bank account held
by the Manager on behalf of the Corporation;

if the bills, accounts or expenses paid by the Manager pursuant to Clause 7 (e) hereof in
any calendar month exceed the cash available in the trust account maintained by the
Manager for the Corporation, and provided that the Manager has diligently attempted to
collect outstanding assessments, the Corporation will promptly provide the necessary
shortfall or instruct the Manager with regard to drawing funds from the contingency fund,
or will otherwise arrange to cover the shortfall; and

to furnish the Manager with all documents and records available to the Corporation which
may be reasonably required by the Manager in connection with the management of the
Property.



10.

11.

12.

13.

14.

15.

16.

17.

e) To name the Manager as a named insured on the strata corporation’s insurance policies.

This Agreement may not be assigned by the Manager without the prior written consent of the
Corporation.

The Corporation shall not be entitled to set off against any remuneration or other monies due
to the Manager under this Agreement, any uncollected arrears of assessments and other
monies.

It is agreed and understood that the Manager at all times shall be entitled to rely on and act
upon the instruction or directions from the Corporation or its Strata Council.

The Manager shall employ such personnel as may, in its opinion, be necessary to perform
duties under this Agreement, and in the performance of such duties, the Manager shall cause
the Property to be managed and maintained in an efficient and businesslike fashion, in
compliance with the applicable legal requirements and in a manner designated so as to
maintain a first class standard of quality, save and except insofar as the Manager may be
prevented from so doing by force majeure, labour disturbances, strikes, lockouts, legal
requirements, casualties, accidents, fire, hindrance by the Corporation, or any cause beyond
the control of the Manager.

The Corporation agrees to review each statement of receipts and disbursements referred to in
Clause 6 (d), and within sixty (60) days from the issuance to the Corporation of such
statement to notify the Manager of any alleged mistake or error on the part of the Manager in
paying any bill, account or expense on behalf of the Corporation; if no such notification has
been received by the Manager within sixty (60) days of the issuance of the statement, the said
statement shall be deemed to be conclusive and binding as between the parties, and the
Manager shall be free from any and all claims in respect of such statement.

A waiver by either party of any breach by either party of any of the covenants, terms or
conditions contained in this Agreement shall not bar such first mentioned party from the right
to enforce such covenants, terms or conditions in any such subsequent breach of the covenant,
term or condition.

In the event that any provision of this Agreement, or any part thereof, shall be found to be
invalid, the remainder of this Agreement shall be binding on the parties hereto and shall be
construed that the invalid provision or part thereof had been deleted from this Agreement.

This Agreement shall enure to the benefit of and shall be binding upon the parties hereto and
their respective successors.

Whenever, under the provisions hereof, any approval, notice, demand, advice, consent or
request is required or permitted to be given by either party to the other, such approval, notice,
demand, advice, consent or request shall be in writing and may be given by personal delivery
to, or by facsimile to, or by prepaid first class mail addressed to the address stated below, and,
if delivered in person or by Fax, shall be deemed to have been served on the day so delivered,



or if given by mail as aforesaid, shall be deemed to have been served on the fifth business day
following the date of mailing by first class mail to the Manager at:

FIRM MANAGEMENT CORPORATION

Suite 200 — 1931 Mt. Newton X Rd., Saanichton, B.C., V8M 2A9
[Fax (250) 544-0550]

and to the Corporation at:

THE OWNERS, STRATA PLAN VIS
, PRESIDENT, STRATA COUNCIL

, B.C.,

provided further that in the event that notice is served by mail at a time when there is any
interruption, whether anticipated or existing, of mail service, then notice shall not be deemed
to have been served until one (1) week after the date that normal mail service is restored, and
provided further that such addresses may be changed by each respective party upon five (5)
days’ written notice to the other.

18. The captions, headings and paragraph division in this Agreement have been inserted for
convenience of reference only, and in no way define, limit or enlarge the scope of meaning of
this Agreement or any provision contained herein.

19. This Agreement shall be administered under the laws of the Province of British Columbia.

20. Any reference to the masculine or feminine gender in this Agreement shall also apply to the
opposite gender and the neutral gender, as it is the agreed intent of the parties that the
Agreement be gender neutral.

21. In the event that the Manager is engaged by any unit owner in Strata Plan VIS 6382 as
manager of that owner’s strata lot, it is expressly understood and agreed that in any event in
which there exists a conflict of interest in representing the interests of the strata corporation
and the interests of the unit owner, the interests of the strata corporation shall prevail. The
Manager shall, under no circumstances, hold a proxy for a unit owner.

THE FOLLOWING CLAUSES ARE INCLUDED IN THIS AGREEMENT IN ORDER TO
COMPLY WITH THE REGULATORY CHANGES BY THE REAL ESTATE COUNCIL OF
BRITISH COLUMBIA, WHICH HAVE EFFECT FROM JULY 1, 2005 AND THE STRATA
MANAGEMENT LICENSING CHANGES THAT BECOME EFFECTIVE JANUARY 1, 2006.

22. Firm Management Corporation (the Manager) shall maintain separate trust accounts that are
exclusively for the Operating Funds, Contingency Funds and Special Levy Funds of the
Corporation.

23. The Strata Corporation hereby authorizes the Manager to have its authorized signing officers
sign cheques and funds transfer communications for the payment and management of the
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24,

25.

26.

217.

28.

Corporation’s financial obligations. Withdrawals, cheques, transfers and any other transactions
dealing with funds being removed from Contingency Funds will require two such signatures.
The Strata Corporation hereby authorizes the Manager to enter into contracts on behalf of the
Corporation after approval for the specific contract has been given by duly authorized motions
or resolutions from a general meeting or strata council meeting of the Corporation, as specified
in the Strata Property Act.

The Strata Corporation hereby authorizes the Manager to invest the Corporation’s funds in
permitted investments in accordance with the instructions of the Strata Council, in an effort to
achieve the best balance of rate of return and access to funds as required for maintenance and
capital purposes of the Corporation.

The Manager will provide monthly financial reports to the Corporation, including copies of
bank statements and reconciliations, within the time frames prescribed in 7-9(7) of the Rules
of the Real Estate Services Act (within 30 days of the issuance of the statement by the
financial institution).

The Manager will maintain the Corporation’s records as required by Section 35 of the Strata
Property Act, with the proviso that records more than two years old may be returned to the
Corporation for storage, or sent to a data storage company if so requested by the Corporation.
The Manager will disclose only such information regarding the Corporations and the owners
of the Corporation as is permitted by the Strata Property Act and the Privacy Act.

This Agreement has been executed by the parties to it as of ,

THE OWNERS, STRATA PLAN NO. VIS

(corporate seal)

Authorized Signatory

Authorized Signatory

FIRM MANAGEMENT CORPORATION

(corporate seal)

Authorized Signatory



Exhibit “7”
Strata Property Act
FOrRM J
RENTAL DISCLOSURE STATEMENT
(Section 139)

Re: Strata Plan , being a Strata Plan of:

Lot 14, Section 61, Esquimalt District, Plan VIP80062
1. The development described above includes 18 residential strata lots.
2. The residential strata lots described below are rented out by the owner
developer as of the date of this statement and the owner developer intends to

rent out each strata lot until the date set out opposite its description.

[Describe all strata lots rented out by owner developer as of the date of this statement.]

Description of Strata Lot [strata lot number | Date Rental Period Expires [month,
as shown on strata plan] day, year]

None n/a

3. In addition to the number of residential strata lots rented out by the owner
developer as of the date of this statement, the owner developer reserves the
right to rent out a further 18 residential strata lots, as described below, until the
date set out opposite each strata lot’s description.

[Describe all strata lots intended to be rented out by the owner developer.]

Description of Strata Lot [strata lot number as | Date Rental Period Expires
shown on strata plan] [month, day, year]

All 03/31/2085

4. Thereis no bylaw of the Strata Corporation that restricts the rental of strata lots.

Dated: August 20, 2007

Western Communities Real Estate
Investments Corp.

Signature of Owner/Developer



Exhibit “8”

— — CONTRACT OF PURCHASE AND SALE
ADDENDUMI|
, 20__ PAGE 5 OF 7 PAGES
RE: Purchase of Strata Lot # _____ - Latoria Walk
Legal Description: PARCEL IDENTIFIER: to follow
STRATALOT ___, SECTION 61, ESQUIMALT DISTRICT,
STRATA PLAN VIS
FURTHER TO THE CONTRACT OF PURCHASE AND SALE DATED MADE BETWEEN
Western Communities Real Estate Investments Corp. AS SELLER, AS

BUYER, THE UNDERSIGNED HEREBY AGREE AS FOLLOWS:

1

4.0

4.1

FEASIBILITY of PURCHASE and BUYER FINANCING (This condition is for the sole benefit of the Buyer).

Subject to the Buyer being satisfied with a feasibility study covering all aspects of this purchase including but not
limited to Buyer's lawyer approving this contract, the Buyer arranging suitable mortgage financing, Buyer's approval
of Title and any other factors deemed relevant to the buyer by , 20__. If the Buyer does not
waive or remove this condition the sum of $10 shall be retained by the Seller from the Deposit in consideration of
the Seller not revoking its acceptance of this contract. The Deposit shall not bear interest.

Description of Strata Lot The Strata Lot is the interior of the dwelling unit to be built in accordance with the Plans
and Specifications as part of the residential complex (the “Development”) to be constructed upon the Lands which
dwelling unit is to be located in the area identified by the strata lot number set out in section 1.3 hereof on the Draft
Strata Plan attached as Exhibit 2 to the Disclosure Statement. The Seller may substitute materials of reasonable
equivalent quality and make minor modifications in features and design of the Development and Strata Lot as in the
opinion of the Seller's architect or interior designer are desirable and reasonable, and may use materials other than
as prescribed in the Plans and Specifications, all without compensation to the Buyer. Display suite furnishings,
decorator features and fixtures demonstrated in the Seller's sales centre (the “Sales Centre”) and model suite may
not be included in the Strata Lot.

Lien Holdback. That portion, if any, of the Purchase Price required by law to be held back by the Buyer in respect
of builders’ lien claims (the “Lien Holdback”) shall be paid on the Completion Date to the Seller's Solicitors to be
held in trust pursuant to the Strata Property Act (British Columbia) and Builders Lien Act (British Columbia) (or
successor statues) solely in respect of lien claims registered in the land title office (the “Land Title Office”) in
connection with work done at the request of the Seller. The Seller's Solicitors are authorized to invest the Lien
Holdback in an interest-bearing trust account and to pay to the Seller on the 56 day after the Strata Lot is
conveyed to the Buyer the Lien Holdback plus interest, if any, accrued thereon, less the amount of any builders’ lien
claims filed against the Strata Lot of which the Buyer or the solicitors for the Buyer (the “Buyer's Solicitors")
notifies the Seller's Solicitors in writing by 4:00 p.m. on that day. The Buyer hereby authorizes the Seller to bring
any legal proceedings required to clear title to the Strata Lot of any lien claims filed with respect to the Strata Lot,
including payment of funds into Court if desired by the Seller, in the name of the Seller or the Buyer or otherwise.

COMPLETION OF THE PURCHASE AND SALE

Completion Date. The Seller will give the Buyer a written notice (the “Closing Notice”) of the date the Seller
expects both the Strata Lot will be capable of being occupied and that a transfer of the Strata Lot to the Buyer can
be registered in the Land Title Office. The Strata Lot will be considered to be capable of being occupied if the
District of Colwood has given permission for the Strata Lot to be occupied, whether such permission is temporary or
final or permits the occupation of any other part of the Development. The completion of the purchase and sale of
the Strata Lot shall take place on the day (the “Completion Date”) that is the earliest day that is at least (8)
Business Days (a “Business Day” being every day except Saturdays, Sundays and statutory holidays in Victoria,
British Columbia) after the Closing Notice is given to the Buyer and is a day on which the Strata Lot is capable of
being occupied and a transfer of the Strata Lot to the Buyer can be registered in the Land Title Office. It is presently
anticipated that the Completion Date will be on or about




4.2

4.3

4.4

5.0
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5.2

PAGE 6 OF 7 PAGES

Non-completion. If by or such later date which results from the application of
section 4.4, the Completion Date has not occurred, the Buyer may by written notice to the Seller cancel this
Agreement, whereupon the Buyer will be entitled to repayment of the Deposit and neither party shall have any claim
against the other party under or in respect of this Agreement.

Cancellation right. If by (or if a later date results from the application of
section 4.4, then by such later date), the construction of the Development has not commenced, the Seller will have
the right to cancel the Agreement by giving ten (10) business days written notice of such termination to the Buyer or
the Buyer's Solicitors on or before . If the Seller has not given such written
notice by such date, this Seller’s right to terminate will be of no further force and effect. For the purposes of this
section, the construction of the Development will be deemed to have commenced once the pouring of the concrete
for the foundation for the Development has commenced. In the case of cancellation of the Agreement pursuant to
this section, the Buyer will be entitled to repayment of the Deposit plus actual interest earned thereon and neither
party shall have any claim against the other party under or in respect of this Agreement.

Delay. If the Seller is delayed in completing the Strata Lot or the sale thereof or performing any other obligation
herein as a result of earthquake, fire, explosion or accident, howsoever caused, act of any governmental authority,
strike, lockout, inability to obtain or delay in obtaining or unavailability of labour, materials or equipment, flood, act of
God, delay or failure by carriers or contractors, breakage or other casualty, climatic conditions, interference of the
Purchase or any other event beyond the control of the Seller, then the time within which the Seller must do anything
hereunder, and the dates referred to in sections 4.2 and 4.3, will be extended for a period equivalent to the period of
such delay.

No Registration. Neither this Agreement nor any interest in the Strata Lot created hereunder shall be registered in
the Land Title Office except for a transfer of the Strata Lot on the Completion Date. This Agreement creates
contractual rights only between the Seller and the Buyer and does not create an interest in land.

Assignment. The Buyer shall not assign the Buyer’s interest in the Strata Lot or in this Agreement or direct the
transfer of the Strata Lot to any other or additional party without the prior written consent of the Seller which may be
arbitrarily withheld. The Buyer will pay to the Seller a handling charge in the amount of $1,000.00 to compensate
the Seller for legal and administrative costs in connection with such assignment. The Buyer may assign the Buyer's
interest in the Strata Lot or direct the title at time of completion, to an immediate member(s) of the Buyer’s family or
to a company of which the Buyer is a principal without payment of a fee to the Seller.

Amendment to Disclosure Statement. The Seller acknowledges its obligation to deliver to the Buyer an
amendment (the “Amendment”) to the Disclosure Statement setting out particulars of the issued building
permit within nine (9) months after the Disclosure Statement is initially accepted for deposit by the
Superintendent of Real Estate. The Seller agrees that:

a) This Agreement is terminated at the option of the Buyer:

0] The Buyer 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;

(i) If an amendment to the Disclosure Statement that sets out particulars of an issued Building
Permit is not received by the Buyer within 12 months after the initial Disclosure Statement
was filed, the Buyer 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 Buyer,
at which time the Buyer 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, or
the general layout of the development, is materially changed by the issuance of the Building
Permit;
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(iii)

(iv)

PAGE 7 OF 7 PAGES

The amount of the deposit to be paid by a Buyer 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

All deposits paid by a Buyer, will be returned promptly to the Buyer upon notice of
cancellation from the Buyer.

Execution of Counterparts and Delivery of Telecopied Agreement. This Agreement may be executed by the

parties in counterparts or transmitted by facsimile or both, and will be for all purposes as effective as if the parties
had executed and delivered to one another a single original Agreement.

WITNESS

BUYER

WITNESS

BUYER

WITNESS

SELLER: Michael Volk - Authorized Signatory for
Western Communities Real Estate
Investments Corp.
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