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DISCLAIMER

THIS DISCLOSURE STATEMENT HAS BEEN FILED WITH THE SUPERINTENDENT OF REAL ESTATE, BUT
NEITHER THE SUPERINTENDENT, NOR ANY OTHER AUTHORITY OF THE GOVERNMENT OF THE
PROVINCE OF BRITISH COLUMBIA, HAS DETERMINED THE MERITS OF ANY STATEMENT CONTAINED
IN THE DISCLOSURE STATEMENT, OR WHETHER THE DISCLOSURE STATEMENT CONTAINS A
MISREPRESENTATION OR OTHERWISE FAILS TO COMPLY WITH THE REQUIREMENTS OF THE REAL
ESTATE DEVELOPMENT MARKETING ACT. IT IS THE RESPONSIBILITY OF THE DEVELOPER TO
DISCLOSE PLAINLY ALL MATERIAL FACTS, WITHOUT MISREPRESENTATION.
This Disclosure Statement relates to a development property that is not yet completed.  Please refer to section
7.2 for information on the purchase agreement.  That information has been drawn to the attention of                    
                                                                                                                                  [insert purchaser’s name], who
has confirmed that fact by initialling in the space provided here:______________.
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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 broker, 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.
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1. DEVELOPER
1.1 Jurisdiction of Incorporation/Registration

PARADISE HOMES LTD. (the “Developer”) was incorporated in British Columbia on
January 29th, 2001 under Incorporation Number BC0621498.

1.2 Specific Incorporation
The Developer was not incorporated specifically for the purpose of developing the strata
lots within this development and the Developer has assets other than the development
property itself.

1.3 (a) Registered and Records Office Address
813 Goldstream Avenue,
Victoria, BC   V9B 2X8

(b) Address for Mailing
813 Goldstream Avenue,
Victoria, BC   V9B 2X8

1.4 Directors
Gary Edward Brown 
Rodney LeClaire

1.5 Additional Declarations by Developer
To the best of the Developer’s knowledge:
(a) the Developer has developed prior properties and been involved in the

development industry for a number of years. The Directors of the Developer have
previous experience as follows:
(i) Gary Edward Brown - in excess of twenty years experience in the

construction and development industry.  He has constructed several
residential homes and duplexes in addition to townhouse, multi family
and condominium developments.

(ii) Rodney LeClaire - in excess of twenty five years involved in construction of
multi-family residential buildings and since 2000 has been involved with
the Developer in land subdivision, construction of housing, including
strata titled duplexes, townhomes, multi-family and condominium
development.
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(b) Neither of the Developer, any principal holders of the Developer, or any directors
or officers of the Developer or principal holders:
(i) within the previous ten years, have 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 mortgage of land, or to theft or fraud.

(ii) within the previous five years, have been subject to a bankruptcy or made
any 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.

(iii) within the previous five years, have been a director, officer or principal
holder of any other developer that, while that person was acting in that
capacity, that other developer was:
(A) 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 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 Existing or Potential Conflicts of Interest
There are no conflicts or potential conflicts of interests which exists among the Developer or
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 development units in connection with the development which
could reasonably be expected to affect the purchaser’s purchase decision.
Gary Brown, a director and principal holder of the Developer is the licenced realtor who will be
marketing the project on behalf of the Developer.  Gary Brown cannot and will not provide any
agency representation to any purchaser.

2. GENERAL DESCRIPTION
2.1 General Description of the Development

(a) The Development will consist of one five (5) storey building, containing twenty
four (24) Strata Lots.  The Building has a concrete foundation with wood frame
construction above.
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(b) The development, described and known as “Park Place” (herein called the
“Development”) will comprise of a total of twenty four (24) residential
condominium Strata Lots (herein collectively called the “Strata Lots” or
individually called the “Strata Lot”) together with associated Limited Common
Property, both of which will be owned individually, together with a proportionate
share in the Common Property, and other assets of the Strata Corporation which
will be owned as tenants in common by the owners of the Strata Lots;

(c) The Development will be constructed on lands located in the City of Langford,
British Columbia, presently legally described as:

Parcel Identifier:   004-973-330
Lot 41, Section 80, Esquimalt District, Plan 12203
(the “Lands”)

(d) All Strata Lots in the Development will be legally described as follows:
Strata Lots 1 to 24, Section 80, Esquimalt District, Strata Plan EPS_________
(the “Strata Lots”)

(f) The civic address for all of the Strata Lots in the Development is 924 Jenkins
Road, Victoria, British Columbia (subject to any re-designation which may be
determined by the District of Langford). Attached as Exhibit “A” to this Disclosure
Statement is a copy of a Site Plan for Disclosure Purposes Only (the “Plan”) as
prepared by Explorer Land Surveying.  The civic address for each strata lot as
associated to the unit number are attached as Exhibit “B”.

(g) All of the Strata Lots within the Development are for residential purposes and the
location and dimensions of the strata units are set out on the Plan.  The Plan and
dimensions are approximate only and there will be minor changes or variations
during construction.  The Purchaser is cautioned to review the filed Strata Plan
prior to completion of their purchase to ensure that the strata unit and the
Development are in substantial accord with Exhibit “A”.

(h) The Development has a shared interest in a dog run area located both on the
Lands and a neighbouring property, as further described in section 3.4 herein. 
The costs of this facility will be shared by the Development, again as further
described in section 3.4 herein.

2.2 Permitted Use
The zoning applicable to the Development is Medium Density Apartment A (RM7A)
under City of Langford Land Use Planning Bylaw 300 which permits the construction of
the Development. No Strata Lot may be used for commercial or other purposes not
ancillary to residential purposes. 
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Other permissible uses of the Development property, beyond those intended by the
Develope, are those set out in the Land Use Planning Bylaw 300.  In section 6.36A.01.
being the following:
The following uses and no others are permitted in the RM7A Zone:
(a) Accessory buildings and structures, subject to Section 3.05;
(b) Apartment, except on the parcel legally described as Lot 3, Section 108, Esquimalt

District, Plan 15809 Except Parts in Plans VIP71966 and VIP71969 (300 Phelps
Avenue); Lot 15, Section 109, Esquimalt District, Plan 12187 Except Part in Plan
VIP71967 (647 Redington Avenue), Lot 17, Section 109, Esquimalt District, Plan
12187 (2478 Selwyn Road), Lot 16, Section 109, Esquimalt District, Plan 12187
Except Part in Plan VIP71967, (2482 Selwyn Road); and Lot A, Section 84,
Esquimalt District, Plan VIP51623 (3296 Jacklin Road);

(c) Community garden;
(d) Dwelling, two-family, subject to Section 3.07;
(e) Group Daycare, on the property legally described as Lot 1, Section 72, Esquimalt

District, Plan 45918 (616 Goldstream Avenue) and in accordance with Subsection
3.26.02;

(f) Home occupation, subject to Section 3.09; 
(g) Townhouse; 
(h) Uses accessory to a principal use permitted in this Zone; and
(i) Uses permitted by Section 3.01 of this Bylaw.
For further information, purchasers can view the website of the City of Langford for the
Land Use Bylaw under Zone RM7A. The website is www.cityoflangford.ca  
Approval for the Development was given by the City of Langford on February 10th, 2022
under Development Permit No. DP21-0070 along with a Building Permit being issued on
January 5th, 2024 under Building Permit BLD23-0051
All units in the Development will be for residential use only.

2.3 Phasing
The Development is not a phased plan.
3. STRATA INFORMATION
3.1 Unit Entitlement

(a) The Unit Entitlement indicates the share in the Common Property and the
common assets of the Strata Corporation and is the means by which each Strata
Lot’s contribution to the common expenses and liabilities of a Strata Corporation
is calculated.  All units will share in the common expenses based on their unit
entitlement.
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(b) The manner of calculating unit entitlements is regulated by Section 246 of the
Strata Property Act. Under that Section, the Developer has elected to have the
unit entitlement for each Strata Lot based upon the habitable square footage of
the residential  strata lot.  A schedule of the proposed Unit Entitlements for the
Strata Lots is shown in Form V, which is attached as Exhibit “C” to this Disclosure
Statement.

3.2 Voting Rights
Each Strata Lot within the Development will have one vote in the strata corporation. A
schedule of the proposed Form W, Schedule of Voting Rights, is as set out in the
attached Exhibit "D", subject to the approval of the Superintendent of Real Estate, as
applicable. 

3.3 Strata Corporation Mailing Address 
The proposed Form X, Strata Corporation Mailing Address is as set out in the attached
Exhibit "E". 

3.4 Common Property and Facilities
Common Property includes all of the land and those parts of the buildings not included
in the Strata Lots, as well as all pipes, wires, cables, chutes, ducts and other facilities for
passage of water, sewage, drainage, gas, oil, electricity, telephone, radio, television,
garbage, heating and cooling systems or similar services, if they are located:
(a) within a floor, wall or ceiling that forms a boundary:

(i) between a Strata Lot and another Strata Lot;
(ii) between a Strata Lot and the Common Property, or
(iii) between a Strata Lot or Common Property and another parcel of land, or

(b) wholly or partially within a Strata Lot if they are capable of being and intended to
be used in connection with the enjoyment of another Strata Lot or Common
Property.

There are no recreational facilities proposed with respect to the Development.
There are no restrictions or privileges relating to the use of the Common Property
(except as set out in the strata bylaws, if any).
FENCED DOG RUN
The Developer intends on using a portion of the northeast corner of the Common
Property to build a fenced dog run with the intention that it shall be connected, by way
of a reciprocal easement with the neighbouring property 918 Jenkins Road. The
Developer has filed a reciprocal easement over a portion of the Lands, which portion
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shall become part of the Common Property of the Development and over a portion of
the common property of 918 Jenkins Road to the end effect that the dog run will span
both properties as shown on Explanatory Plan EPP139797 attached to that Easement
registered under numbers CB1478876 and CB1478877, a copy of which Easement is
attached hereto as Exhibit “F” .
Under Section 99 of the Strata Property Act, expenses paid by the Strata Corporation for
the repair and maintenance of the Common Property are to be allocated to all Strata
Lots in proportion to their relative unit entitlements.

3.5 Limited Common Property
Limited Common Property is an area within the Common Property that is designated for
the exclusive use of one or more Strata Lots and the owners of same. The Developer
intends to designate balconies as Limited Common Property.
Maintenance of Limited Common Property
The Strata Corporation is responsible for maintaining all Common Property, included
Limited Common Property.  However, the Strata Corporation may, by bylaw, make the
owners responsible for the repair and maintenance of Limited Common Property which
they use.  The Bylaws of the Strata Corporation will provide that each owner of a Strata
Lot will be responsible for maintaining and repairing Limited Common Property which
they use, other than the following which are to be maintained and repaired by the Strata
Corporation:
(a) Repair and maintenance that in the ordinary course of events occurs less often

than once a year;
(b) The following, no matter how often the repair or maintenance ordinarily occurs:

(i) The structure of the building;
(ii) The exterior of the building;
(iii) Chimneys, stairs, balconies, patios, decks, and other things attached to the 

exterior of the building;
(iv) Doors, windows, or skylights (including the casings, the frames, and the

sill of such doors, windows, and skylights) on the exterior of the building
or that front on the common property;

(v) Fences, railings, and similar structures that enclose balconies, patios and
decks; and

(vi) EV charger outlets located within the Limited Common Property parking
spaces.  Any charger connected to such outlets is the responsibility of the
Limited Common Property owner.

Common expenses of the Strata Corporation that relate to repairing and maintaining
Limited Common Property are allocated only to those Strata Lots entitled to use that
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Limited Common Property and shared among such Strata Lots based on their relative
Unit Entitlement.  Any special levy, however, related to the Limited Common Property will
be paid for by the owners of all Strata Lots in proportion to the relative Unit Entitlement
of the Strata Lots.

3.6 By-Laws and Amendments Thereto
The By-laws of the strata corporation will be those contained in Exhibit “G” attached
hereto rather than the Standard Bylaws under the Strata Property Act.  The bylaws may
be amended by a resolution passed by 3/4 vote.  No by-law is enforceable to the extent
that it:
(a) contravenes this Act, the regulations, the Human Rights Code or any other

enactment or law;
(b) destroys or modifies an easement created under Section 69, or
(c)  prohibits or restricts the right of an owner of a strata unit to freely sell, lease,

mortgage or otherwise dispose of the strata unit or an interest in the strata lot.
Buyers should review sections 4, 6 and 36 of the Bylaws (Exhibit “G”) for any restrictions
regarding pets, use of the property or resale of a strata lot.
There are no restrictions contained in the Bylaws regarding age of occupants or rentals.

3.7 Parking
All Strata Lots will have one parking spot designated as Limited Common Property with
each strata lot assigned the Limited Common Property which corresponds to the strata
lot number.
It is proposed that there be six (6) designated visitor parking spots reserved for strata
owner guests which visitor parking spots are set out on Exhibit “A”.

3.8 Bicycle Storage
Assignable bicycle storage is available on each floor and listed as common property on
the Strata Plan.  Strata Lots 1, 7, 13, and 19 shall have bicycle storage within their units
and is designated as “PT SL” on the Strata Plan and not limited common property.  

3.9 Furnishings and Equipment
The following furnishings and equipment will be included in the purchase price of each
Strata Lot in the Development:
• Microwave Hood fan
• Electric Stove with range
• Refrigerator
• Dishwasher
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• Washer/Dryer
• Window coverings on all exterior windows within the Strata Lot, excluding all      
washrooms and high windows in units 501 and 506.
• Garage door opener

3.10 Depreciation Report
Under section 94 (2) of the Strata Property Act, a strata corporation must obtain from a
qualified person a depreciation report estimating the repair and replacement cost for
major items of a strata corporation, no later than six (6) months after the strata
corporations second annual general meeting, unless the strata corporation exempts
themselves by an annual 3/4 vote.
The qualified person needs to have proper liability and errors and omissions insurance
coverage. Depreciation Reports must include an onsite visual inspection which is
updated every three (3) years and must estimate the repair and replacement costs for
major items in the strata corporation and the expected life of those items.  The report
should include the following:
(a) The evaluation of the assets;
(b) Replacement time line;
(c) The current status of the Contingency Reserve Fund;
(d) Cost of future replacement; and
(e) Funding models, three cash flow models projecting 30 year replacement periods.

3.11 Budget and Strata Assessments
(a) A proposed budget of estimated operating expenses for the first 12 months of

the Strata Corporation beginning the first day of the month following the month
in which the first conveyance of a Strata Lot to a purchaser is attached as Exhibit
“H”.  The estimated costs are based on costs experienced by existing comparable
projects.  Common expenses shall be allocated to the individual Strata Lot owners
based upon their unit entitlement with monthly assessments being payable by
the owner of each Strata Lot pursuant to the provisions of Section 99 of the
Strata Property Act.  The Estimated Assessments for the Strata Lots of the
Development are set out on the Assessment Schedule attached hereto as Exhibit
“I”.  The budgets and assessments after the first twelve (12) months will be
established by the owners of the Strata Lots in accordance with the provision of
the Strata Property Act and the by-laws of the Strata Corporation.

(b) Under Section 7 of the Strata Property Act, the 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.
After this time, until the first annual budget  takes effect (hereinafter called the
“initial period”), the Strata Corporation must pay the expenses with funds raised
from owners through their monthly share of estimated expenses and contingency
reserve fund.
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However, Section 14 of the Strata Property Act states that if the expenses accrued
by the Strata Corporation for the initial period are greater than the operating
expenses estimated in the proposed budget for this period, the Developer must
pay the difference to the Strata Corporation within eight (8) weeks after the first
annual general meeting.  If the accrued expenses are 10% or more greater than
the operating expenses estimated in the proposed budget for that period, the
Developer must include in the payment an additional amount calculated as
follows:
(i) if the accrued expenses are at least 10% greater but less than 20% greater

than the estimated operating expenses, the additional amount is the
amount payable to the Strata Corporation multiplied by 2;

(ii) if the accrued expenses are at least 20% greater than the estimated
operating expenses, the additional amount is payable to the Strata
Corporation multiplied by 3.

(c) Under Section 12 of the Strata Property Act, a developer must establish a
Contingency Reserve Fund by making a minimum contribution to that fund at the
time of the first conveyance of a Strata Lot to a purchaser.  The minimum
contribution will be the lesser of:
(i) 10% of the Strata Corporation’s proposed budget, multiplied by the

number of years and partial years since the deposit of the strata plan; and
(ii) 50% of the Strata Corporation’s proposed budget.

3.12 Utilities and Services
(a) Water – The Strata Lots in the Development will be served by public water lines

owned and maintained by the Strata Corporation.  The Capital Regional District
will bill the Strata Corporation for water for common areas and all Strata Lots,
and these charges will be covered under the Strata Lot Assessments.

(b) Electricity – The Strata Lots in the Development will be serviced by BC Hydro. 
Purchasers will have to make application for services and pay BC Hydro’s
standard connection fees and service rates.  This cost is not included in the
common expenses or assessment.

(c) Sewerage – There is a public sewer system which services the Strata Lots and will
be provided by the City of Langford, through Westshore Environmental Services.

(d) Natural Gas – natural gas is not available. 
(e) Fire Protection – Fire Protection is provided by City of Langford Fire Department. 
(f) Police Protection – Police protection is provided by the Royal Canadian Mounted

Police. 
(g) Telephone – The Strata Lots in the Subdivision/Development will be serviced by

Telus or Shaw Communications. Purchasers of Strata Lots will be responsible for
making application and payment of the usual application and connection fees. 
This cost is not included in the common expenses or assessment.

(h) Cablevision and Internet – Cablevision services will be provided by Telus
Corporation or Rogers Communications.  Purchasers of Strata Lots will be
responsible for making application and payment of the usual application and
connection fees.  This cost is not included in the common expenses or
assessment.
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(i) Garbage Collection – garbage collection and recycling services will be provided
by a private contractor and the fee will be included in the monthly assessments.

(j) EV Charging Station – The Developer shall construct and install, within the
Development, the infrastructure for an electric vehicle charging system. 

(k) Access – access to the property is from Jenkins Road, Victoria, British Columbia.
3.13 Strata Management Contract

The Developer intends to cause the Strata Corporation to enter into a management
contract with Proline Management (Contact: Paul Merrien), the proposed Budget (Exhibit
“H”) makes provision for the expense of a Manager. 

3.14 Fire and Liability Insurance
Under Section 149 of the Strata Property Act, the Strata Corporation must maintain full
replacement insurance on:
(a) 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 the 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 $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 has arranged for the placement of course-of-construction insurance with
Seafirst Insurance.
Each Purchaser shall be responsible for insuring personal property within their own
Strata Lot when the transfer from the Developer is completed.
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4. TITLE AND LEGAL MATTERS
4.1 Legal Description

The present legal description of “Park Place” Development is:
PID No.: 004-973-330
Lot 41, Section 80, Esquimalt District, Plan 12203
(the “Property”)

4.2 Registered Owner

The registered owner of the Property is PARADISE HOMES LTD. (Inc. No.  BC0621498)

4.3 Existing Encumbrances and Legal Notations

(a) Legal Notations:    

(i) This title may be affected by a permit under Part 14 of the Local
Government Act, see CA9712474

(ii) Hereto is annexed Easement CB1478877 over part of Lot 42, Plan 12203
shown on Plan EPP139797

(iii) This title may be affected by a permit under Part 14 of the Local
Government Act, see CB218357

(iv) Land herein within Building Scheme, see DD 275865I and 284234I 

(b) Charges, Liens and Interests:

(i) 227624G - Restrictive Covenant - includes Statutory Building Scheme
(noted above) setting out restrictions including, but not
limited to, size of building, setbacks and height of fences.

(ii) CA9023668 - Covenant in favour of the City of Langford for rezoning
application for the development of the Property.

(iii) CB576056   - Covenant in favour of the City of Langford for the purpose
of an EV Charging System

(iv) CB1478876 - Easement, part in Plan EPP139797, appurtenant to Lot 42,
Plan 12203 (Exhibit “F”)

(c) Mortgages

(i) CB1166561 - Mortgage in favour of Coast Capital Savings Federal Credit
Union (construction mortgage)

(ii) CB1166562 - Assignment Of Rents in favour of Coast Capital Savings
Federal Credit Union

(Developer will obtain partial discharge of mortgages and assignments of rents
relating to each Strata Lot as it is sold and the sale has completed in the Victoria
Land Title Office)
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4.4 Proposed Encumbrances – Common Property
The Developer intends to register such other utility or access easements as are required
or beneficial to provide service to the Development. Purchasers should ensure that their
conveyancing solicitor or notary public obtain and review a detailed title search for their
particular Strata Lot prior to registering a transfer of title.

4.5 Outstanding or Contingent Litigation or Liabilities
There is no outstanding, anticipated or contingent litigation or liabilities regarding the
Development, or as against the Developer, which could affect the Development. The only
outstanding liabilities in respect of the Development will be those incurred in the
ordinary course of construction and they will be paid by the Developer from existing
construction financing or from its own resources.

4.6 Environmental Matters
Based on a physical examination of the Lands, and after conferring with its engineers,
environmental consultants and the City of Langford, the Developer is not aware of any
dangers or requirements imposed by any authority with respect to flooding concerns or
soil conditions.

5. CONSTRUCTION AND WARRANTIES
5.1 Construction Dates

(a) the construction commencement date for the Development was September 1st,
2023.

(b) the estimated completion date of construction for the Development is between
March 2025 and May 2025.  These dates are estimates only and may occur earlier
or later than estimated.

5.2 Warranties
(a) Limited Warranty  - the Developer is the builder for the Development and is a

licensed builder (Builder Number 23577) under the Homeowner Protection Act of
British Columbia, and Home Warranty coverage, as required under the
Homeowner Protection Act (the “Warranty”), has been obtained for the
Development through National Home Warranty.  The purchaser of each Strata
Lot will receive a warranty. The warranty will include two years on labour and
materials, five years on the building envelope, including water penetration, and
ten years on major structural components.  The two-year labour and materials
coverage is broken down as follows:  12  months on non-common property, 15
months on common property of the Strata buildings, and 24 months in material
and labour related to the delivery and distribution systems (electrical, plumbing,
heating, ventilation, etc.) for all buildings, all of which will be more particularly
described in the Warranty documents, which will be provided to purchasers of
Strata Lots;

PARK PLACE
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(b) Manufacturer’s Warranty - Any manufacturer’s warranties for appliances or
equipment, whether located in the Strata Lots or the 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.

(c) The Developer will assign to each purchaser and the Strata Corporation such
further construction warranties (if any) as may be provided to the Developer to
the extent as may be permitted by such warranties.

6. APPROVALS AND FINANCING
6.1 Development Approval and Building Permit

(a) A Development Permit was issued by the City of Langford’s Municipal Council on
February 10th, 2022 under number DP21-0070.

(b) The Developer has obtained from the City of Langford a building permit for the
development issued on January 5th, 2024 under Building Permit BLD23-0051

6.2 Construction Financing
The Developer has obtained construction financing for the development through Coast
Capital Savings Federal Credit Union.

7. MISCELLANEOUS
7.1 Deposits

All monies received from purchasers shall be held by Re/Max Camosun #110 - 4400
Chatterton Way, Victoria, BC, or other real estate office, or lawyer/notary’s office as shall
be set out in the Contract of Purchase and Sale, as stakeholder pursuant to the
requirements of the Real Estate Development Marketing Act until:
(a) the Strata Plan is filed in the Victoria Land Title Office;
(b) the Strata Lot purchased is capable of being occupied; and
(c) an instrument evidencing the purchaser’s interest in the Strata Lot has been

registered in the Victoria Land Title Office.
7.2 Purchase Agreement

(a) The Developer intends to use the standard form of Contract of Purchase and Sale
created by the British Columbia Real Estate Association and Canadian Bar
Association (B.C. Branch) with Addendums (the “Agreement”), a complete copy of
which are annexed hereto as Exhibit “J”.

PARK PLACE
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(b) There is a provision in Section 2 of the Agreement which reads:
“In the event the Buyer fails to pay the Deposit as required by this Contract, the
Seller may, at the Seller's option, terminate this Contract. The party who receives
the Deposit is authorized to pay all or any portion of the Deposit to the Buyer's or
Seller's conveyancer (the "Conveyancer") without further written direction of the
Buyer or Seller, provided that: (a) the Conveyancer is a Lawyer or Notary; (b) such
money is to be held in trust by the Conveyancer as stakeholder pursuant to the
provisions of the Real Estate Services Act pending the completion of the
transaction and not on behalf of any of the principals to the transaction; and (c) if
the sale does not complete, the money should be returned to such party as
stakeholder or paid into Court.”

(c) In the event a Buyer fails to pay a deposit, the Developer may, at the Developer’s
option, terminate the Contract.

(d) There is a provision in Section 3 of the Agreement that states:
“Unless each condition is waived or declared fulfilled by written notice given by
the benefiting party to the other party on or before the date specified for each
condition, this Contract will be terminated thereupon and the Deposit returnable
in accordance with the Real Estate Services Act.”

(e) There is a provision is Section 12 of the Agreement that states:
“Time will be of the essence hereof, and unless the balance of the cash payment
is paid and such formal agreements to pay the balance as may be necessary is
entered into on or before the Completion Date, the Seller may, at the Seller's
option, terminate this Contract, and, in such event, the amount paid by the Buyer
will be non-refundable and absolutely forfeited to the Seller, subject to the
provisions of Section 28 of the Real Estate Services Act, on account of damages,
without prejudice to the Seller's other remedies.”

(f) There is a provision in the Agreement that reads:
“If the occupancy permit is not expected to be available prior to the agreed
Completion Date, the Seller may change the Completion Date and Possession
Date unilaterally by providing notice to the Buyer. The Seller may subsequently
extend the Completion Date one or more times, provided however that in no
case may the eventual amended Completion Date be later than 180 days
following the original Completion Date. Notice of an initial extension must be
given at least 30 days prior to the previously agreed Completion Date.”

(g) Without the developer’s prior consent, any assignment of a purchase agreement
is prohibited.
(i) An assignment under the Real Estate Development Marketing Act is a

transfer of some or all of the rights, obligations and benefits under a
PARK PLACE
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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.

(ii) Each proposed party to an assignment agreement must provide the
developer with the information and records required under the Real
Estate Development Marketing Act.

(iii) 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:
(a) the party’s identity;
(b) the party’s contact and business information;
(c) the terms of the assignment agreement.
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.

(iv) A two (2%) percent assignment fee of the gross final sale price shall be
payable by the Buyer to the Seller (Developer) prior to obtaining signed
consent.

(h) The Agreement provides that the contract may be terminated in the event of a
breach of contract by either the Vendor or the Purchaser.

7.3 Developer’s Commitments
The Developer does not propose to have any commitments that must be met after
completion of the sale of a Strata Lot.

7.4 Other Material Facts

(a) First Annual General Meeting

Under Section 16 of the Strata Property Act, the Developer must hold the first
annual general meeting during the 6 week period that begins on the earlier of
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(i) the date on which 50% plus one of the Strata Lots have been conveyed to
purchasers, and

(ii) the date that is 9 months after the date of the first conveyance of a Strata
Lot to a purchaser.

Section 17 of the Strata Property Act states:
If the owner developer does not hold the first annual general meeting as required
by Section 16,
(i) an owner may hold the first annual general meeting after giving notice in

accordance with Section 45 to the persons referred to in Section 45 and to
the owner developer, and

(ii) the owner developer must pay to the Strata Corporation an amount
calculated according to the regulations.

Under Sub-section 3.1(2) of the Strata Property Act Regulations, the Developer
must pay to the Strata Corporation:
(i) $1,000 if the first annual general meeting is delayed for a period of up to

30 days after the date required under Section 16 of the Act, and
(ii) $1,000 for each additional delay of seven (7) days.

(b) Delivery of Certain Documents To The Strata Corporation
At the first annual general meeting, the Developer will place before the meeting
and give the Strata Corporation copies of all of the following:
(i) 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;

(ii) all contracts entered into by or on behalf of the Strata Corporation;
(iii) any disclosure statement required by Part 2 of the Real Estate Act or

Section 139 of the Strata Property Act;
(iv) the registered strata plan as obtained from the Land Title Office;
(v) names and addresses of all contractors, subcontractors and persons who

supplied labour or materials to the project, as required by the Regulations
under the Strata Property Act;

(vi) 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 previously;
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(vii) all records required to be prepared or retained by the Strata Corporation
under Section 35 of the Strata Property Act;

(viii) any other records required by the Regulations under the Strata Property
Act, and

(ix) place an annual budget, prepared in accordance with section 21, before
the meeting for approval.

(c) Wind up of Strata Corporation
In the event that the necessity arises to wind-up the Strata Corporation, each
owner’s share of the proceeds of distribution of the property and assets of the
Strata Corporation is determined in accordance with 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:
(i) that has been determined by an independent appraiser; and
(ii) that is approved by a resolution passed by a 3/4 vote at an annual or

special general meeting.
(d) Caretaker’s Residence

There will be no caretaker’s or manager’s residence.
(e) Strata Lot Taxes

Each Strata Lot owner shall be responsible for real property taxes (and any and all
included municipal services) for their own Strata Lot. Property taxes are levied by
and payable to the City of Langford.

(f) Other Material Facts affecting Market Price
The Developer is not aware of any other fact which will affect, or could reasonably
affect, the market price, value or use of a Strata Lot or the Development.
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8. SIGNATURES

8.1 Deemed Reliance

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

8.2 Declaration

The foregoing statements disclose, without misrepresentation, all material facts relating
to the Development referred to above, as required by the Real Estate Development
Marketing Act of British Columbia, as of December 2.t::> 2024.

Dated the "?C day of December, 2024. 

PARADISE HOMES LTD. (the Developer) 

All Directors in their personal capacity: 
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Exhibit “B”

PARK PLACE ADDRESSES
924 Jenkins Avenue, Victoria, BC V9B 2N7

Unit # Unit Type
Strata 
Lot #

Parking
Stall #

201 A SL 1  

202 B-2 SL 6  

203 B-1 SL 2  

204 C-2 SL 5  

205 C-1 SL 3  

206 D SL 4  

       

301 A SL 7  

302 B-2 SL 12  

303 B-1 SL 8  

304 C-2 SL1  

305 C-1 SL 9  

306 D SL 10  

       

401 A SL 13  

402 B-2 SL 18  

403 B-1 SL 14  

404 C-2 SL 17  

405 C-1 SL 15  

406 D SL 16  

       

501 A SL 19  

502 B-2 SL 24  

503 B-1 SL 20  

504 C-2 SL 23  

505 C-1 SL 21  

506 D SL 22  
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Strata Property Act 
FORM V 

SCHEDULE OF UNIT ENTITLEMENT 

(Sections 245 (a), 246, 264) 

A Strata Plan of  

PID : 004-973-330 
LOT 41 SECTION 80 ESQUIMALT DISTRICT PLAN 12203 

STRATA PLAN CONSISTING OF RESIDENTIAL ONLY  STRATA LOTS 

DRAFT FOR DISCLOSURE PURPOSES 
The unit entitlement for each residential strata lot is one of the following, as set out in the following table: 

 (a) the habitable area of the 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, Kenneth Ka Chung, a British Columbia land surveyor, 
certify that the following table reflects the habitable area 
of each residential strata lot. 

Date: ........................................................... [month/day/year]. 

DRAFT FOR DISCLOSURE PURPOSES
Strata Lot 

No: 
Sheet 
No. 

Total 
Area In 

m2 

Unit 
Entitlement 

%* of Total Unit 
Entitlement of 

Residential Strata Lots 
** 

1 3 93.6 94 4.7
2 3 89.6 90 4.5
3 3 65.5 66 3.3
4 3 91.6 92 4.6
5 3 65.2 65 3.3
6 3 88.7 89 4.5
7 4 93.6 94 4.7
8 4 89.6 90 4.5
9 4 65.5 66 3.3

EXHIBIT "C"
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10 4 91.6 92 4.6 
11 4 65.2 65 3.3 
12 4 88.7 89 4.5 
13 5 93.6 94 4.7 
14 5 89.6 90 4.5 
15 5 65.5 66 3.3 
16 5 91.6 92 4.6 
17 5 65.2 65 3.3 
18 5 88.7 89 4.5 
19 6 93.6 94 4.7 
20 6 89.6 90 4.5 
21 6 65.5 66 3.3 
22 6 91.6 92 4.6 
23 6 65.2 65 3.3 
24 6 88.7 89 4.5 
          

Total 
number of 
Residential 
strata lots:  

24 

    Total unit 
entitlement of 

Residential 
strata lots:  

1984 

Total % of unit 
entitlement of 

Residential strata lots: 
99.6% 

 
* expression of percentage is for informational purposes only and has no legal effect. 
** not required for a phase of a phased strata plan 
 
Date:    ………………………………  [month/day/year]. 
 
 
 
 
 
 
...................................................................... 
Signature of Owner Developer 
 

DRAFT FOR DISCLOSURE PURPOSES 
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Strata Property Act 
FORM W 

SCHEDULE OF VOTING RIGHTS 

(Sections 245 (b), 247, 248, 264) 

Being a strata plan of 

PID:    004-973-330 

LOT 41 SECTION 80 ESQUIMALT DISTRICT PLAN 12203 

DRAFT FOR DISCLOSURE PURPOSES 

The strata plan is composed of 24 residential strata lots. 

The number of votes per strata lot is one of the following, as set out in the following table. 

 (a) The number of votes per residential strata lot, if any, is 1, and the number of votes per 
Nonresidential strata lot is calculated in accordance with section 247 (2) (a) (ii) of the 
Strata Property Act. 

Date:  ……………………………  [month/day/year]. 

....................................................................... 
Signature of Owner Developer 

EXHIBIT "D"
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Strata Lot 

No: 
Type of Strata Lot  
(Residential or Non 

Residential) 

Sheet No. Number 
of Votes 

1 Residential 3 1 
2 Residential 3 1 
3 Residential 3 1 
4 Residential 3 1 
5 Residential 3 1 
6 Residential 3 1 
7 Residential 4 1 
8 Residential 4 1 
9 Residential 4 1 

10 Residential 4 1 
11 Residential 4 1 
12 Residential 4 1 
13 Residential 5 1 
14 Residential 5 1 
15 Residential 5 1 
16 Residential 5 1 
17 Residential 5 1 
18 Residential 5 1 
19 Residential 6 1 
20 Residential 6 1 
21 Residential 6 1 
22 Residential 6 1 
23 Residential 6 1 
24 Residential 6 1 

Total Number 
of  Strata 
Lots:  24 

  Total 
Number 
of Votes: 

24 

 
 
 
Date:    ………………………………  [month/day/year]. 
 
 
 
 
 
 
...................................................................... 
Signature of Owner Developer 
 

DRAFT FOR DISCLOSURE PURPOSES 
 



Strata Property Act
FORM X

STRATA CORPORATION MAILING ADDRESS  
(Sections 245(c)Regulations section 14.6(1))

Re: Strata Plan EPS_______ being a strata plan of 

Parcel Identifier:  
004-973-330

Legal Description:
Lot 41, Section 80, Esquimalt District, Plan 12203

The mailing address of the strata corporation is:

c/o 804 Orono Avenue
Victoria, BC,  
V9B 2T8

DATED the _______ day of __________________, 20__.

PARADISE HOMES LTD.
per:

________________________________
GARY EDWARD BROWN
Member of the Strata Corporation

EXHIBIT "E"



Land Title Act

Charge
General Instrument – Part 1

Form C (Section 233) 2024 07 28 14:23:23.561 1 of 2 Pages
© Copyright 2024, Land Title and Survey Authority of BC. All rights reserved.

1. Application

Beacon Law Centre
Lawyers & Notaries
#140-4392 W. Saanich Road
Victoria BC V8Z 3C9
2506563280

File No.: 16213-J01
(Reciprocal Easement)

2. Description of Land

PID/Plan Number Legal Description

002-622-203 LOT 42 SECTION 80 ESQUIMALT DISTRICT PLAN 12203
004-973-330 LOT 41, SECTION 80, ESQUIMALT DISTRICT, PLAN 12203

3. Nature of Interest

Type Number Additional Information

EASEMENT over that part of Plan 12203 as shown on
Reference Plan EPP139797 as "Area A"), in
favour of PID No.: 002-622-203
Lot 42, Section 80, Esquimalt District Plan
12203 (the "Dominant Tenement)

EASEMENT over that part of Plan 12203 as shown on
Reference Plan EPP139797, as "Area B") in
favour of PID No.: 004-973-330
Lot 41, Section 80, Esquimalt District Plan
12203 (the "Dominant Tenement)

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

5. Transferor(s)

0981172 B.C. LTD., NO.BC0981172, OWNER AS TO PID 002-622-203

PARADISE HOMES LTD., NO.BC621498, OWNER AS TO PID 004-973-330

6. Transferee(s)

0981172 B.C. LTD. BC0911172
PID 002-622-203
804 ORONO AVENUE
LANGFORD BC V9B 2T8

PARADISE HOMES LTD. BC621498
PID 004-973-330
804 ORONO AVENUE
LANGFORD BC V9B 2T8

EXHIBIT "F"



Land Title Act

Charge
General Instrument – Part 1

Form C (Section 233) 2024 07 28 14:23:23.561 2 of 2 Pages
© Copyright 2024, Land Title and Survey Authority of BC. All rights reserved.

7. Additional or Modified Terms

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)

__________________________________
KELVIN A. SCHEUER
Lawyer and Notary
Beacon Law Centre
140 - 4392 West Saanich Road
Victoria BC V8Z 3E9

(as to both signatures)

YYYY-MM-DD

2024-07-30

0981172 B.C. LTD.
Owner as to PID 002-622-203
By their Authorized Signatory

__________________________________
GARY EDWARD BROWN

PARADISE HOMES LTD.
Owner as to PID 004-973-330
By their Authorized Signatory

__________________________________
GARY EDWARD BROWN

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.

Kelvin Arvid
Scheuer 1EGTP9

Digitally signed by
Kelvin Arvid Scheuer
1EGTP9
Date: 2024-07-30
14:51:56 -07:00

Kelvin Arvid
Scheuer 1EGTP9

Digitally signed by
Kelvin Arvid Scheuer
1EGTP9
Date: 2024-07-30
14:51:56 -07:00
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______________________________________________________________________________________________________ 
PPART 2 - TERMS OF INSTRUMENT 

 
WHEREAS: 
 
A. 0981172 B.C. Ltd. (hereafter referred to as “Lot 42 Owner") is the registered owner in fee 
simple of that parcel of land located in the City of Langford, British Columbia and legally 
described as: 
 

PID No.: 002-622-203 
Lot 42, Section 80, Esquimalt District Plan 12203  
("Lot 42"); 

 
B. Paradise Homes Ltd. (hereafter referred to as the “Lot 41 Owner”) is the registered owner 
in fee simple of that parcel of land located in the City of Langford, British Columbia and legally 
described as: 
 

PID No.: 004-973-330 
Lot 41, Section 80, Esquimalt District Plan 12203  
("Lot 41"); 

 
(collectively, the "Lots"); 
 
C. Lot 42 Owner and Lot 41 Owner have agreed to grant a reciprocal Easement over their 
respective Lots 42 and 41 in, over, through, under and upon that portion of the Lots shown as 
Easement Area A and Easement Area B, a reduced copy of which is attached hereto as Schedule 
“A” (hereinafter referred to as the "Easement Area) for the purpose of constructing and 
operating a dog run between the two properties.  
 
D. Lot 42 Owner and Lot 41 Owner shall be referred to herein jointly as the "Owners". 
 
NOW THEREFORE in consideration of the premises and promises contained in this Agreement 
(the receipt and sufficiency of which are acknowledged by the Owners), the parties covenant and 
agree as follows: 
 
Joint Use 
 
1. The Owners agree that they shall have a right to use the said dog run jointly. 
 
Grant of Easement by Lot 42 and Lot 41 
 
2. For the purposes of this clause, Lot 42 shall be the Servient Tenement and Lot 41 shall be 
the Dominant Tenement. The Lot 42 Owner hereby grants to the Lot 41 Owner, its respective 
servants, agents, workmen, licensees, and invitees, and any person or persons claiming title 
under them at all times hereafter in perpetuity, the non-exclusive, full, free and uninterrupted 
right and liberty, by night and day, the right and easement to go on to, and to pass and repass 
by foot only, for the sole purpose of accessing the Easement Area for its intended purpose. To 
have and to hold the Easement as an easement appurtenant to Lot 41. 
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3. For the purposes of this clause, Lot 41 shall be the Servient Tenement and Lot 42 shall be 
the Dominant Tenement. The Lot 41 Owner hereby grants to the Lot 42 Owner, its respective 
servants, agents, workmen, licensees, and invitees, and any person or persons claiming title 
under them at all times hereafter in perpetuity, the non-exclusive, full, free and uninterrupted 
right and liberty, by night and day, the right and easement to go on to, and to pass and repass 
by foot only, for the sole purpose of accessing the Easement Area for its intended purpose. To 
have and to hold the Easement as an easement appurtenant to Lot 42.  To have and to hold 
the Easement as an easement appurtenant to Lot 42. 
 
CCosts of Maintenance 
 
4. The costs of maintenance for the dog park shall be shared equally between the Owners. 
 
Other Covenants 
 
5. The Owners each covenant with the other not to do or permit to be done any act or 
thing which will or might interfere with the reasonable exercise of the rights granted herein. 
 
6. The burden of the grants contained respectively herein shall run with the land and bind 
Lot 42 and Lot 41 respectively. 
 
 
IN WITNESS WHEREOF the Transferor and the Transferee have executed the attached Form C 
General Instrument-Part 1 as its act and deed as if under seal on the date stated.
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DEFINITIONS 

“Act” means the Strata Property (S.B.C.) c. 43 as amended or replaced from time to time; 

“Bylaws” mean these Bylaws of the Strata Plan; 

“Common Asset” has the meaning ascribed to it in the Act; 

“Common Expenses” has the meaning ascribed to it in the Act; 

“Deductible” means the cost of the deductible portion of a claim on the Insurance Coverage; 

“Dispute Resolution Committee” means 

a) one owner or tenant chosen by the persons nominated to chair the Dispute Resolution Committee
or

b) Any number of persons consented to, or chosen by a method that Is consented to, by all of the parties
involved in a dispute.

“Guests” means any persons for whom the Owner is, at law, responsible, including without limiting the 
generality of the foregoing, the Owner’s Occupant, tenant, or invitee; 

“Human Rights Code” means the Human Rights Code (R.S.B.C. 1996) c. 210; 

“Invitee: means a person who enters the premises at the invitation of an Owner, tenant, or occupant; 

“Insurance Costs” means all premiums and other amounts which the Strata Corporation obtains and maintains 
at all material times in accordance with the requirements of the Act in respect of the insured property; 

“Insured Property” means property for which the Strata Corporation is obligated to maintain Insurance pursuant 
to the Act; 

“Limited Common Property” means common property designated for the exclusive use of an Owner; 

“Occupant” means a person, other than an Owner or tenant, who occupies a strata lot; 

“Owner” means the person shown in the register of a Land Title Office as the owner of a freehold estate in a 
strata lot in the Strata Plan, whether entitle to it in the person’s own right or in a representative capacity; 

“Person” is to be broadly interpreted and include, without limiting, the generality of the foregoing, females, 
males, adults, children, individuals, corporations, partnerships, and unincorporated organizations; 

“Premises’ means inclusively any and all strata lots, common property, limited common property, and land that 
is a common asset; 
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"Public Access" means entry onto the premises by anyone other than an owner, or a tenant, occupant, or 
Invitee; 

"Regulations'' means the Strata Property Regulation [B.C. Reg. 43/2000D] as amended or replaced from 
time to time; "Rules" has the meaning ascribed to It In the Act; 

"Special Levy'' means a special levy approved In accordance with the Act; 

"Strata Corporation" means the strata corporation formed by deposit of the Strata Plan; 

"Strata Council" means the duly elected Strata Council of the Strata Corporation; 

"Strata Lot" means a lot shown on the Strata Plan; "Strata Plan" means Strata Plan EPS ???; 

"Tenant'' has the meaning ascribed to it In the Act. 
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Division 1 - Duties of Owners, Tenants, Occupants and Visitors 

1. 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.

(2) Owners must provide post-dated cheques, or authorize electronic debit, for payment of their
monthly assessments to the Treasurer or Strata Property Manager annually.

(3)  The Strata Corporation may charge an owner up to $50.00 for any N.S.F. cheque or
declined electronic funds transfer issued by that owner.

(4) Funds received from an owner which are not explicitly designated as a payment of strata fees by
the owner or by the terms of a preauthorized debit agreement between the owner and the Strata
Corporation, may be applied to existing amounts owed in the following order:

(a) Firstly, against fines, NSF fees and the costs of remedying a contravention;
(b) Secondly, against money owed to the Strata Corporation or Section with respect to an

owner's liability for payment of the Strata Corporation's deductible or other un-insured loss
for which the owner is responsible for;

(c) Thirdly against user fees;
(d) Fourthly, against interest on arrears;
(e) Fifthly against amounts owing on an unpaid special levy;
(f) Sixthly, against amounts owing on unpaid strata fees; and
(g) Lastly, against current strata fees.

2. Interest on late payment
(1)  The strata corporation may charge interest at the rate of TEN (10%) PER CENT per

annum, compounded annually, on all late assessments.

(2)  The strata corporation may charge interest at the rate of TEN (10%) PER CENT per
annum, compounded annually, on all late special levies.

(3) Repair and maintenance of property by owner

(a) An owner must repair and maintain the owner's strata lot including any changes from
its original condition, except for repair and maintenance that is the responsibility of the
strata corporation under these bylaws.

(b) An owner is responsible for and must repair, maintain and replace any improvements,
alterations and additions made to their strata lot or adjoining common property, which
they have the benefit of, which were made by them or a previous owner of their strata
lot. An owner is responsible for any damage to a strata lot, or the common property that is
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caused by or arises out of the failure to repair, maintain, or replace any improvements, 
alterations and additions made to their strata lot or adjoining common property, which they 
have the benefit of, which were made by them or a previous owner of their strata lot 

(c) An owner must promptly carry out all work that may be ordered by any public authority which
relates solely to his strata lot and is not for the general benefit of the Strata Corporation as a
whole. If an owner, after receiving the notice or order from a public authority, fails to do the
required work by the date specified in the order, the strata corporation may, on 7 days written
notice, enter into the strata lot, do the required work and charge the owner the cost of such
work.

3. Repair and maintenance of property by owner

(1) An owner or tenant  must:

(a) ensure  that  the Strata  Lot is checked at  least  once  in  each seven (7) day period  that  the
Strata Lot  is  not occupied;

(b) turn off the water control valves located within his/her Strata Lot during any period that the Strata
Lot remains unoccupied for a period of seven (7) days or more;

(c) keep the heat within the Strata Lot at a minimum temperature of 10 degrees C (50 degrees
Fahrenheit) at all times, whether or not the Strata Lot is occupied;

(d) notify the Strata Corporation immediately upon becoming aware of any damage or condition in a
strata lot or on the common property that requires repair or maintenance by the Strata
Corporation;

(e) immediately notify the Strata Corporation of any accident or failure involving fixtures on the
common property or in their strata lot

4. Use of property

(1) An owner, tenant, occupant or invitee must not use a strata lot, the common property or
common assets contrary to any of the following bylaws:

(a) in a way that causes a nuisance or hazard to another person,
(b) in a way that causes unreasonable noise and in no case shall owners, tenants, occupants

or visitors cause or make sustained noise that is audible in another strata lot between the
hours of 10:00 pm and 8:00 am.

(c) in a way that unreasonably interferes with the rights of other persons to use and
enjoy the common property, common assets or another strata lot, and no owner,
tenant or occupant shall annoy, harass or disturb any other owner, tenant, occupant
or invitee.

(d) in a way that is illegal or is contrary to any statute, ordinance, bylaw or
regulation of any governmental authority whether Federal, Provincial or
Municipal.

(e) in a way that 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.

(f) in a way that will increase the risk of fire or the rate of fire insurance premiums.
(g) in any way use the plumbing or electrical systems for any purpose other than those for

which they were constructed.

(2) Owners, tenants, occupants, and visitors must not:
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(a) cause or produce any unacceptable smell, vibration or glare in or about any
strata lot or the common property.

(b) use a waterbed or water filled furniture in any strata lot.
(c) shake any mops, rags, or rugs from any window, door, balcony or patio and no dirt,

rubbish or litter of any kind shall be swept from or thrown from any window, door,
balcony or patio.

(d) feed wild birds or wild animals from their strata lot or the common property.
(e) store or permit to be stored in or about their strata lot or the common property any

flammable, explosive or hazardous materials other than oxygen tanks when the
same are required for health care.

(f) use their strata lot as anything other than a single-family residence. Owners,
tenants, and occupants shall not conduct any business or commercial activity from
their strata lot which results in members of the public attending at their strata lot or
the common property.

(g) use or permit the use of all or part of their strata lot as short-term accommodation
for a period of less than 30 consecutive days, by anyone who, directly or indirectly,
pays or gives the owner, tenant or occupant any fee, compensation, or other
remuneration.  Without restricting the generality of the foregoing, an owner, tenant
or occupant must not: (1) enter into a license for the use of all or part of a strata lot,
or (2) permit any strata lot or part thereof to be used or occupied as vacation, travel
or temporary accommodation for a period of less than 30 days.

(h) install, play or lay flooring and subflooring in the living room, dining room, hallways
and bedrooms that does not comply with the flooring bylaw requirements.

(i) install or permit to be installed any radio, telephone or television antennae or
receiving dish on the exterior of the building nor shall they display any sign,
banner, poster or other material save and except as permitted under Federal or
Provincial Election Acts and a permitted for sale sign of a size, and in a location to
be determined by a Rule.

(j) hang clothing or bedding of any kind of material (e.g., hockey banners or flags,
except for a Canadian flag on Canada Day or during the Olympics) from a
balcony, patio, window or door so as to be visible from the exterior of the strata
corporation building.

(k) store, leave or dispose of personal property, of any kind, in or about the common
property areas without the consent of the strata council and in no case shall
skateboards, scooters, roller blades or similar devices be used or operated on the
common property.  The Strata Council may remove items left on the common
property, outside of the storage lockers, are at the risk of the owner and may be
removed by the strata council, pursuant to section 133 of the Strata Property Act, and
may charge back the cost of the removal and disposal of such personal property
back to the responsible owner, occupant or tenant.

(l) deposit garbage or recycling anywhere other than in the designated containers or
receptacles provided by the Strata Corporation for that purpose unless the Strata
Corporation has given the owner written permission.  Owners, tenants or occupants
are responsible for depositing garbage, recycling and compose in the correct bins as
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indicated and labelled.  any disposal of oversized material, including, but not limited 
to, disposal of furniture, is strictly forbidden, and will be subject to a fine in an amount 
determined by the Strata Corporation. 

(m) deposit materials that are not accepted by the municipal waste management or
recycling system (“Unauthorized Waste”) in the Strata Corporation’s garbage and
recycling containers.

(n) display Christmas decorations on their balcony or patio before December 1st or after
January 10 th of each year.

(o) have real Christmas trees.  Only artificial Christmas trees are permitted anywhere in the
building.

(l) let peddlers or solicitors into the strata corporation building.
(m) leave any water running unattended and shall be responsible for any loss or damage to

the common property or other strata lots resulting from acts of negligence or from the
overflow of toilets, sinks, bathtubs, dishwashers and washing machines. Taps should be
turned off for the washing machines when going on holidays.

(n) have garage sales or flea markets in a strata lot, on common or limited common property.
(o) use cooking devices, fire pits/bowls and BBQs on balconies unless they are electric.

They are not allowed on limited common property without approval of the strata council.
(p) Shall not conduct significant repairs, modifications, maintenance or servicing to a motor

vehicle, recreational vehicle or boat and trailer on limited or common property.
(q) Not place, on common property, an object that will interfere with the duties of the

landscaper.

(3) An owner, tenant, occupant or invitee must not cause damage 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, reasonable wear and
tear excepted. Owners are responsible for the acts of their tenants and any other person
they admitted to the strata corporation.

(4) An owner must inspect their limited common property (including balcony railings and balcony
flooring, if applicable) at least twice per fiscal year for damage or repairs and must advise the
strata council in writing of any damage or repairs needed.

(5) In the event that an owner, tenant, occupant or visitor alters common property, limited
common property or a strata lot, in a manner that will increase the operating costs of the
Strata Corporation, the owner of the offending strata lot shall reimburse the Strata
Corporation for all additional operating costs.

(6) Owners, occupants, and tenants must not disable or disarm, or remove the batteries
from their smoke detectors/ alarms. All strata lots must have a functioning smoke
alarm.

(7) An owner, tenant or occupant must not, without written permission of the Strata
Corporation, smoke or permit smoking of any kind in a strata lot or on any common
property, limited common property or land that is a common asset, or within 8 meters
of an common area building door, open window or air intake. for the purpose of this
bylaw, “smoke” or “smoking” means using, inhaling, exhaling, burning or carrying of a
lighted cigarette, joint, e-cigarette, vapor pen or similar vaporizing device, cigar, pipe,
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hookah, bong or other smoking equipment that burns or vaporizes tobacco, nicotine, 
or marijuana/cannabis including oils, resins or other derivatives. 

5. Marijuana Prohibition

(a) Due to the availability of marijuana in consumable formats such as oil, edibles and butter,

and the Supreme Court of Canada's decision decriminalizing ingestible medical marijuana in

R. v. Smith, 2015 sec 34, and the ruling of the Civil Resolution Tribunal in The Owners,

Strata Plan LMS 2900 v. Mathew Hardy, 2016 CRTBC 1:
1) the growing of marijuana by anyone in a strata lot or on the common property

is prohibited.

2) the smoking of marijuana by anyone in a strata lot or on the common property
is prohibited.

(b) The prohibitions and restrictions in bylaw 8 (a) above applies to those owners, tenants or
occupants who have a valid authorization to possess marijuana issued pursuant to the
Marijuana Medical Access Regulations, under the Canada Controlled Drugs and Substances
Act unless such owner, tenant, or occupant has been granted a human rights based
exemption to smoke marijuana pursuant to bylaw 8 (c) below.

(c) The Strata Council may not grant a human rights based exemption permitting the smoking of
marijuana or marijuana based products to any person unless the Strata Council is satisfied
based on evidence provided that the applicant cannot reasonably obtain, ingest, or consume
medical marijuana in any other format other than smoking.

(d) All owners, occupants, and tenants permitted to smoke marijuana in their strata lots pursuant to
these bylaws must make reasonable efforts to seal their strata lots, purify the air within their
strata lots through the use of air purifiers and or smoke eaters, to prevent secondhand marijuana
smoke from Infiltrating the interior common property, or other strata lots.

(e) All owners, occupants, and tenants must not, without written permission of the Strata
Corporation, use or permit any part of a strata lot, limited common property, common property,
or land that is a common asset as a site for cultivating, growing, manufacturing, packaging,
processing, dispensing, selling or distributing marijuana or cannabis, marijuana/cannabis
derived products, related products.

(f) If the Strata Council receives complaints and determines that a permitted marijuana
smoker is causing a nuisance or a hazard to the health of the owners, occupants or
tenants of other strata lots, then the Strata Council may revoke the smoker's right to
smoke marijuana in their strata lots, on 30 days written notice.

6. Pets

(a) Owners, tenants and occupants and visitors shall not keep pets of any kind in or about a
strata lot or the common property other than:

1) No exotic pets such as snakes, rodents, arachnids, and reptiles will be permitted
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(c) Responsibility for damages caused by pets to the common property or common assets and
for injuries caused to any person  are the responsibility of the relevant owner, tenant,
occupant  or visitor, in accordance with these bylaws and any applicable law.

(d) Should the Strata Council receive complaints about a pet (which must be in
writing) it will investigate the complaints and if any permitted pets are found to:

1) be aggressive to other people or pets,
2) have caused damage to the common property, or
3) have repeatedly caused Unreasonable Pet Noises,

then the Strata Council may fine the owner, require the owner to repair any damage caused by the pet, 
or require said owner, occupant or tenant to remove such pet from the Strata Corporation on 
FOURTEEN (14) days written notice. 

7. Inform strata corporation
(a) Within two weeks of becoming an owner, an owner must inform the strata corporation of

the owner's name, strata lot number, phone number, email address for the purpose of
receiving notice, records or documents from the Strata Corporation (if any) and mailing
address outside the strata plan, if any and the name of all persons who are living in the
strata lot. The owner must promptly provide written notification to the strata corporation
of any changes to this information.

(b) On request by the Strata Council or a Strata Council member, any owner, occupant, tenant
or visitor must inform the Strata Corporation of his or her name and in which strata lot  they
are residing in or visiting.

(c) All non-resident owners, or owners who intend to be absent  from their strata lot  for  more
than TWO (2) weeks shall inform the Strata Corporation  of the full name, phone number,
street address,  and email of an emergency contact person who lives within THIRTY {30)

An owner, tenant, occupant or visitor  must:

not allow their pet to be on the common property with the exception of
strata lot  

not permit their animals to make Unreasonable Pet Noises, which for the purpose of
these bylaws shall be defined as caterwauling, screaming, yowling, barking, chirping or
squawking, running across floors, for more than 10 minutes in an hour.

,
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kilometres of the Strata Corporation and who may provide the Strata Corporation with 
access to their strata lot after receipt of the notice of entry required by these bylaws. 

(d) Prior to possession of a strata lot by an occupant or tenant, an owner shall deliver to the
occupant or tenant the current bylaws and rules of the strata corporation and a Notice of
Tenant's Responsibilities in Form K.

(e) Within two weeks of renting a strata lot, the owner shall give the strata corporation a
copy of the Form K-Notice of Tenant's Responsibilities signed by the tenant, in
accordance withs. 146 of the Act.

8. Obtain approval before altering a strata lot or common property

(a) This bylaw does not apply to alterations that were constructed or installed before the
adoption of this bylaw.

(b) Before making an alteration to any of the following:

i. the structure of a building;
ii. the exterior of a building;
iii. chimneys, stairs, balconies or other things attached to the exterior of a building;
iv. doors, windows or skylights on the exterior of a building, or that front on common

property;
v. mechanical, electrical or plumbing systems within the walls or which require a permit

to replace, excluding the end use devices such as taps, sinks, shower heads, light
fixtures, light switches, or electrical outlets;

vi. fences, railings or similar structures that enclose a patio or balcony or yard,
vii. common property located within the boundaries of a Strata Lot;
viii. all or a portion of flooring in a Strata Lot located above the ground floor;
ix. the construction or removal of walls;
x. common property; and,

xi. (k) common assets.

an owner must first:

xii. obtain the written consent of the Strata Council authorizing the alteration;
xiii. obtain owner approval at a general meeting to alter a strata lot's boundaries or make

significant changes to the use or appearance of the common property, pursuant to
sections 70(4) and 71 of the Act, if applicable,

xiv. satisfy the conditions or agree to satisfy the conditions attached to the grant of
permission by the Strata Council.

Application Procedure 

(c) The application of the owner for an Alteration shall be in writing and shall enclose the following
(the "Application"):

i. details of the proposed Alteration;
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ii. Detail plan showing the proposed location of construction of the Alteration and nature
of the change, including details of the proposed materials and dimensions;

iii. name of proposed qualified/licensed contractor(s) who will perform the work;
iv. any other documents or information which the Strata Council may reasonably require in

order to grant permission.

(d) Upon receipt of an application for an alteration, the Strata Council shall, in writing, within
four {4) weeks from the date of receipt of the Application or an Amended Application:

i. request further information,
ii. approve the Application or Amended Application; or
iii. reject the Application or Amended Application .

(e) The Strata Council must not unreasonably refuse to permit an owner to make an

alteration to his or her strata lot and must ensure that any conditions attached to a grant

of approval of a proposed alteration must be proportionate with the type and extent of

the proposed alteration and Its potential I impact on other strata lots and the building as

whole.

Conditions for Approval 

(f) The Strata Council may require a strata lot owner who has been approved to make an
Alteration to:

i. assume responsibility for any expenses related to the alteration;
ii. perform the work or cause the work to be performed at the owner's sole cost;
iii. ensure that the work is performed in a good and workmanlike fashion and in

accordance with all applicable laws, statutes and bylaws;

iv. produce a copy of a valid building permit to the Strata Council prior to the

commencement of the work, if required by the City of Langford;

v. employ qualified and licensed contractors or subcontractors to perform the work;
vi. if the proposed alteration warrants it, employ, at the owner's expense, a plumber,

electrician, gas fitter, architect, engineer, structural engineer, building envelope

specialist or other qualified professional, as required in the sole discretion of the

strata corporation, to prepare specifications, provide inspection and certification

service for the work;

vii. rectify deficiencies to the work in a timely fashion and to the satisfaction of the

Strata Council, failing which the Strata Corporation may perform the work and

collect the costs of same from the applicant, including costs as between a

solicitor and his own client;

viii. observe any repair and maintenance schedule or policy imposed by the Strata

Corporation from time to time for the work;

ix. indemnify the Strata Corporation and save it harmless from any and all liability

associated with the work, including legal costs as between a solicitor and his

own client;
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x. assume all responsibility for the repair, maintenance or replacement of the

Alteration;

xi. obtain appropriate insurance for the Alteration and provide the Strata

Corporation with evidence of coverage upon request;

xii. assume responsibility for all future expenses related to the Alteration,

including repair, maintenance and replacement costs, plus insurance for the

betterment to the satisfaction of the Strata Council;

xiii. restrict water shut offs to the building to week days between the hours of 8:30

a.m. and 6:00 p.m. water shut offs for the purpose of carrying out alterations

will not be permitted outside of the above noted hours or on the weekend;

xiv. cause all work to be conducted in accordance with the Strata Corporation's

bylaws and the noise bylaws of the City of Langford so as to not cause a

nuisance or disturb the surrounding owners and shall ensure that all work is

conducted between the hours of 8:00 a.m. and 6:00 p.m Monday to Saturday;

xv. execute an Indemnity & Alteration Agreement that reflects and is proportionate

to the scope of the proposed alteration, and which is satisfactory to the Strata

Corporation;

xvi. agree to inform a subsequent purchaser of the Strata Lot of the terms of the

Alteration and Indemnity Agreement and to make it a condition of any Contract of

Purchase and Sale that the subsequent purchaser shall agree to be bound by the

terms of the Alteration and Indemnity Agreement;
xvii. provide the Strata Corporation with a written assurance upon completion of the Alteration

certifying compliance with the terms of this bylaw and, where applicable, section 70{4)

of the Strata Property Act;

xviii. if the Alteration required permits from the City of Langford, to provide the Strata Council

with a copy of the Occupancy Permit upon completion of the Alteration

xix. properly dispose of leftover construction materials and debris and not leave, place,

discard or dump the same on the common property or in the Strata Corporation's

garbage and recycling bins.

xx. any other conditions reasonably required in the opinion of the Strata Council given the

nature of the proposed Alteration.

Flooring Requirements 

(g) An owner, occupant or tenant of a strata lot that is located above another strata lot who installs
any flooring in a strata lot must install underlay that when combined with the flooring, sub
flooring and ceiling below will provide a minimum IIC rating of 67. The Owner, occupant, or
tenant must:

(i) provide the Strata Council with the specifications of the proposed flooring and
underlay prior to removing the existing flooring or installing the flooring;

(ii) provide the Strata Council with proof of purchase of the flooring and underlay;
(iii) allow the Strata Council to enter into the strata lot to verify the installation of the

underlay before it is covered by the flooring.
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(a) In the event the Strata Corporation receives noise complaints from the owners of the
Strata Lot(s) below a strata lot that has installed flooring, the Strata Council may require
the owner of the Strata Lot with the flooring to permit the Strata Corporation, its council
members, agents and employees, entry to the strata lot for the purpose of carrying out
sound testing to determine the IIC rating of the flooring.

(b) In the event that the IIC rating of the flooring is:

(i) 66 or lower, the Strata Council may charge the cost of testing the flooring to
the owner of the Strata Lot in which the flooring is installed; or

(ii) 60 or higher, the Strata Council will equally share the cost of testing the
flooring with the owner of the strata lot who has submitted the noise
complaints.

(iii) 66 or lower the Strata Corporation may require the owner of the Strata Lot
with the altered flooring to:

1) take all reasonable steps to reduce noise transmission including but not
limited to: installing area rugs in high traffic areas, avoid walking with
hard soled shoes, install felt pads on furniture legs;

2) cover the flooring with carpeting; or
3) remove the flooring and replace it with flooring that conforms with the

bylaws.

9. Alterations Installed Without Permission

(a) If an owner installs or constructs an Alteration after the adoption of this bylaw and without the
prior written permission of the Strata Council {"Unauthorized Alteration"), then the owner of that
Strata lot may apply to the Strata Corporation for permission to retain the Unauthorized
Alteration

(b) The Strata Council may refuse to approve the Unauthorized Alteration and may require its removal
or the restoration of the strata lot to its former condition. The Strata Corporation may also enter
on to the strata lot and remove the Unauthorized Alteration and restore the strata lot to its previous

condition pursuant to section 133 of the Strata Property Act.

(c) If the Strata Council does retroactively approve the Unauthorized Alteration, then such approval
must be in compliance with these bylaws.

(d) The Strata Council is authorized in its sole discretion to take legal proceedings including an

application to the Civil Resolution Tribunal pursuant to section 3.6(1) of the Civil Resolution Tribunal
Act against the owners of the Unauthorized Alterations for any remedy, judgment or order
recommended in the opinion of legal counsel and available to the Strata Corporation by law,
including an application for a mandatory injunction to compel removal of the Unauthorized
Alteration.

10. Permit entry to strata lot

(a) An owner, tenant, occupant or visitor must allow a person authorized by the strata corporation
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to enter the strata lot 
(i) in an emergency, without notice, to ensure safety or prevent significant loss or damage,

and
(ii) 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 Strata Property Act.

(iii) at a reasonable time, on 48 hours written notice, to ensure compliance with the Act,
the regulations, the bylaws and the rules.

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

(c) For the purpose of Bylaw 11(a)(i):

(i) an emergency is limited to actual or perceived:
1) medical trauma or illness;
2) fire or smoke;
3) water penetration, leakage or flood;
4) structural damage.

(ii) authorized personnel are limited to:
1) members of the strata council;
2) strata manager;
3) emergency and/or rescue personnel or law enforcement;

4) persons authorized or contracted by the strata corporation to perform
assigned duties, including but not limited to, bonded tradespeople,
professional locksmith, and restoration services.

(d) In the event of an emergency access, the Strata Corporation shall provide a written
report to the owner setting out the date, time and reason for the entry and the names
and contact information of all persons who entered the strata lot.

(e) In the event an owner fails or refuses to provide entry into a strata lot contrary to
these bylaws then the strata corporation shall have the right to gain entry by
locksmith or force.

(f) An owner, occupant or tenant who refuses or fails to provide access contrary to
these bylaws shall be responsible for any damages or additional costs incurred by
the Strata Corporation as a result of the failure to permit entry.

Division 2 - Powers and Duties of Strata Corporation 

11. Repair and maintenance of property by strata corporation

1) The Strata Corporation must repair and maintain all of the following:
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(a) common assets of the Strata Corporation;

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

(c) a Strata Lot 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, balcony railings and other things attached to the exterior of a

building,
(iv) window casings, sills, frames of doors, doors, windows and skylights, on the

exterior of a building or that front on the common property, fences, railings and
similar structures that enclose patios, balconies and yards.

(d) The Strata Corporation is not obligated to maintain, repair or replace any
improvements or alterations made by an owner or former owner to a strata lot, or the
common property, including but not limited to balcony enclosures, and any such
improvements or alterations in place at the time of passing of this bylaw, all of which
shall be the sole responsibility of the current owner of the strata lot which has the
benefit of such improvement.

Division 3 - CounciI 

12. Council size and Eligibility

1) The council must have at least three (3) and not more than seven (7) members.

2) A Family Member of a Registered Owner who is not registered on title to the Strata lot is
eligible for election as a council member and is eligible to sit as a council member if:

(i) The registered owner(s) of the Strata Lot is not in arrears of strata fees or special
levies;

(ii) The owner of the Strata Lot first provides the Strata Corporation with approval in
writing; and,

(iii) The Family Member is at least 19 years of age.

3) Only one person is eligible to run for election as a Strata Council member at any one time
with respect to a particular Strata Lot.

4) No person shall stand for council or continue to be on council if the Strata Corporation is
entitled to register a lien against that person's Strata Lot under Section 116(1) of the
Strata Property Act.

5) If a council member is unable to continue to be on council pursuant to Bylaw 11(5), then
that council member is deemed to have resigned for the purposes of these bylaws and
the remaining members of the council may replace that member pursuant to Bylaw 14.
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6) For the purpose of Bylaws 14 and 17 the size of the Strata Council shall be set at the
number of Strata Council members elected at the annual general meeting.

13. Council members' terms

1) The term of office of a council member ends at the end of the annual general meeting at

which the new council is elected.

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

14. Removing council member

3) 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.

4) 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.

15. Replacing council member

1) If a council member resigns or is unwilling or unable to act for a period of two 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
two or more months, persons holding at least 20% of the strata corporation's votes may
hold a special general meeting to elect a new council by complying with the provisions
of the Strata Property Act, the regulations and the bylaws respecting the calling and
holding of meetings.

16. Officers

1) At the first meeting of the council held after each annual general meeting of the strata
corporation, the council must elect, from among its members, a president, 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



Bylaws 

Page 18 of 33 

(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 two or
more months, the council members may appoint a replacement officer from among
themselves for the remainder of the term.

5) An officer may be removed from their office by a majority vote of council.

17. Calling council meetings

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

2) The notice does not have to be ln writing.

3) A council meeting may be held on less than one week's notice if the notice is provided to all
council members and:

(a) At least 2/3 of the council members consent in advance of the meeting, or
(b) the meeting is required to deal with an emergency situation and 2/3 of 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.

18. Quorum of council

1) A quorum of the council is
(a) 2, if the council consists of 3 or 4 members,

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

3) For the purposes of these bylaws, a council member attending a meeting by electronic means
is deemed to be present in person.

19. Council Meetings

1) At the option of the council, council meetings may be held, or council decisions made by

electronic means, so long as all council members can communicate with each other

during the meeting or during the course of the decision-making process.

2) If a council meeting is held by electronic means, council members are deemed to be

present in person.
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3) Owners may attend council meetings as observers but may not speak or address the
council unless invited to do so by a majority vote of the council members.

4) Despite subsection (3), no observers may attend those portions of council meetings that

deal with any of the following:

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

(b) outstanding strata fees, fines or special levy against a strata lot owner;
(c) any legal action being considered against a strata lot owner or resident;
(d) any costs being levied against a strata lot owner for repair work; and
(e) ongoing negotiation with a third party, where public knowledge of such

negotiations might jeopardize the interests of the owners.

5) For the purpose of these bylaws electronic means includes but is not limited to

telephone, teleconferencing, Skype, web cast, email or any other method which

permits all persons participating in the meeting to communicate with each other;

6) All written electronic communication, including but not limited to emails or text

messages, issued during the course of a meeting by electronic means shall be

deemed to be a part of the strata council's meeting minutes and records.

7) Audio and/or visual recording is prohibited during strata council meetings, and general

meetings without prior approval of the majority of council members in the case of a

council meeting or eligible voters in the case of a general meeting.

8) Audio and/or visual recording is prohibited during strata council meetings dealing with

matters outlined in bylaw 18(4) or strata council hearings granted under section 34.1

of the Strata Property Act. An exemption to this bylaw may be granted if all parties

consent to  the recording of the meeting prior to its commencement.

20. Voting at council meetings

1) At council meetings, decisions must be made by a majority of council members

present in person at the meeting.

2) Unless there are only two strata lots in the strata plan, if there is a tie vote at a

council meeting, the president, or if the president is absent the vice 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.

21. Council to inform owners of minutes
1) The council must inform owners of the minutes of all council meetings within two weeks

of the meeting, whether or not the minutes have been approved.
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2) The strata council's minutes shall record all decisions made, but need not include the

exact discussion leading up to any votes.

3) Strata Council's minutes regarding matters listed in bylaw 18(4) shall not reveal any

personal information about an identifiable individual including the individual's strata lot

number or unit number.

22. Delegation of council's powers and duties

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, or
(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.

23. Spending restrictions
1) A person may not spend the strata corporation's money unless the person has been

delegated the power to do so in accordance with these bylaws.

2) If a proposed expenditure has not been put forward for approval in the budget or at an

annual or special general meeting, the Strata Corporation may only make the

expenditure in accordance with this bylaw.

3) Subject to subsection 98 (2) of the Strata Property Act, the expenditure may be made

out of the operating fund if the expenditure, together with all other unapproved

expenditures, whether of the same type or not, that were made under this subsection

in the same fiscal year, is less than five percent of the annual operating budget.

4) Despite subsections (1) and (3) above, 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
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damage, whether physical or otherwise. 

5) Any expenditure under subsection (4) must not exceed the minimum amount needed to

ensure safety or prevent significant loss or damage.

6) The Strata Corporation must inform owners as soon as feasible about any expenditure

made under subsections (3) or (4).

24. Fiscal year
1) The fiscal year of the strata corporation shall be January 1st to the following December

31st unless this bylaw is amended.

25. Limitation on liability of council member
1) A council member, or a volunteer who has been delegated duties by the strata council in

writing ("a Volunteer"), 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 member1s or Volunteer's liability, as an owner, for a
judgment against the Strata Corporation.

3) Each Strata Council member or Volunteer shall be indemnified and saved harmless by the
Strata Corporation against any and all liability and costs, including legal costs as between a
solicitor and his/her own client, for any acts or omissions while he or she was carrying out his
or her duties as a member of the Strata Council or Volunteer.

4) All acts done by the council are, even if it is afterwards discovered that there was some defect
in the appointment or continuance in office of a member of council, as valid as if the council
member had been duly appointed or had duly continued in office.

5) Notwithstanding the above there shall be no indemnity if a Strata Council member or
Volunteer commits willful misconduct, fraud, gross negligence, or wrongful exercise of
authority in the performance of his or her duties. In the event of a settlement, the
indemnification shall apply only when the Strata Corporation approves such a settlement
and reimbursement as being in the best interests of the Strata Corporation.

Division 4 - Enforcement of Bylaws and Rules 

26. Enforcement Options
1) The Strata Corporation may:

(a) fine an owner a maximum of:
{i) up to TWO HUNDRED DOLLARS {$200), at the discretion of the Strata Council, for 

each contravention of a bylaw, and 
(ii) up to FIFTY DOLLARS ($50), at the discretion of the Strata Council, for
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each contravention of a rule. 

(b) do what Is reasonably necessary to remedy a contravention of Its bylaws or rules,
including:

(i) doing work on or to a strata lot, the common property or common assets, and,
(ii) Removing objects from the common property or common assets.

(c) charge the reasonable costs of remedying the contravention to the person who

may be fined for the contravention under section 130.

27. Continuing contravention
1) If an activity or lack of activity that constitutes a contravention of a bylaw or rule

continues, without interruption, for longer than seven (7) days, a fine may be imposed

every seven (7) days.

28. Small Claims, Forced Sale and CRT Actions
1) The Strata Council may commence and prosecute small claims actions for the recovery

of any monies owing to the Strata Corporation without the necessity of having the same

approved by a THREE- QUARTER {3/4) vote.

2) The Strata Council may commence and prosecute a forced sale action against any

owner who is in arrears of strata fees or special levies, without the necessity of having the

same approved by a THREE- QUARTER (3/4) vote, and may pursuant to section 96 of the

Strata Property Act expend funds from the contingency reserve fund on the legal fees and

disbursements up to $7,500 per case, to conduct the proceedings.

3) The Strata Council may make a request under section 4 of the Civil Resolution Tribunal

Act asking the civil resolution tribunal to resolve a dispute concerning any strata property

matter over which the civil resolution tribunal has jurisdiction, without the necessity of

having the same approved by a THREE- QUARTER (3/4) vote, and may pursuant to

section 96 of the Strata Property Act expend funds from the contingency reserve fund on

the legal fees and disbursements up to $5,000 per case, to conduct the proceedings.

29. Full Indemnity For Enforcement Costs

1) A unit owner in default of the payment of common expenses, strata fees, special levies,

interest, fines, and any other amounts owing pursuant to the Strata Property Act (the

"Arrears") shall reimburse the Strata Corporation and save it harmless against any and

all costs and expenses required to collect such Arrears, including legal costs, comprised

of legal fees, taxes, disbursements and other related expenses, as between a solicitor

and his own client or on a full indemnity basis.

2) For purposes of section 133(2) of the Strata Property Act, "reasonable costs of

remedying the contravention" of the Strata Corporation's bylaws or rules shall be

interpreted to include, but not be limited to, legal costs, comprised of legal fees, taxes,
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disbursements and other related expenses, as between a solicitor and his own client or 

on a full indemnity basis. 

3) Subject to the discretion of the council, any legal costs or expenses so incurred by the

Strata Corporation arising out of an owner's breach of the bylaws or the Strata Property

Act may be charged to that owner and shall be added to and become part of the

assessment of that owner for the month next following the date on which the legal costs

or expenses are incurred, but not necessarily paid by the corporation, and shall become

due and payable on the date of payment of the monthly assessment.

Division 5 • Annual and Special General Meetings 

30. Person to chair meeting
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.

31. Voting & attendance by non-voters
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, then:
(a) 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.
(b) if neither the president nor the vice president of the council casts a second deciding

vote, the chair elected in accordance with subsection 30(3) may break the tie by casting
a second, deciding vote, but only if that person is also an eligible voter.

6) 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 a majority of eligible voters.

7) No owner may vote at an annual or special general meeting, except in cases of an 80%
or unanimous vote, where the strata corporation is entitled to file a lien on his/her strata
lot under Section 116 for nonpayment of assessments or a special levy.
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8) Tenants and occupants may attend the annual general meeting as observers only and
may not participate in the discussion or voting unless they hold a proxy or have a
deemed assignment of voting rights under the Strata Property Act.

9) 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.

10) The election of each Strata council member must be voted on, and to be elected each
council member must be elected by a majority of votes cast. Strata council members
are not to be elected by acclamation.

32. Order of business
1) Unless amended by a majority vote of the owners, 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 minutes from the last annual or special general meeting;
(f) deal with unfinished business;
(g) 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;

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

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

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

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

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

(m) terminate the meeting.

33. Quorum of General Meetings
1) Pursuant to Section 48 of the Strata Property Act, the quorum for all Special and Annual

General Meetings shall be one third (1/3) of the eligible owners.

2) Notwithstanding Section 48(3) of the Act, if within fifteen (15) minutes from the time
appointed for an annual or special general meeting a quorum is not present the meeting
shall stand adjourned for a further fifteen (15) minutes from the time appointed and, if at
that time a quorum is still not present for the meeting, the eligible voters present in
person or by proxy shall constitute a quorum.

Division 6 - Insurance 
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34. Insurance and Liability for Water Escape
1) The Strata Corporation shall obtain an update of the insurance appraisal for the

purposes of determining full replacement value pursuant to section 149(4)(a) of the
Strata Property Act at least once every two years.

2) For purposes of section 149(4)(b) of the Strata Property Act, the Strata Corporation
shall obtain adequate insurance on an annual basis to cover other perils, including:

(a) earthquake insurance; and,

(b) Director's and Officer's Liability Insurance for a minimum amount of $2,000,000.00
or such lesser amount as may be available.

3) Subject to the regulations and this bylaw, the payment of an Insurance deductible in
respect of a claim on the Strata Corporation's insurance is a common expense to be
contributed to by means of strata fees calculated in accordance with section 99(2) or
100(1}.

4) {4} Despite any other section of the Act or the regulations, Strata Corporation approval
is not required for a special levy or for an expenditure from the contingency reserve
fund to cover an Insurance deductible required to be paid by the Strata Corporation to
repair or replace damaged property, unless the Strata Corporation has decided not to
repair or replace under section 159.

5) An Owner, tenant, occupant or visitor must not:

(a) do anything that will increase the risk of fire or the rate of insurance on the
buildings or any part thereof; and

(b) 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.

6) An owner shall reimburse the Strata Corporation's repair or replacement costs plus
any losses or damages to a strata lot, the common property, or the contents of same,
if that owner, or that owner's family member(s), pets, guests, employees, contractors,
agents, tenants, volunteers, or their pets is(are) responsible for the loss or damage
but only to the extent that such expense is not met by the proceeds received from any
applicable insurance policy, excluding the insurance deductible which is the
responsibility of the owner.

7) For greater certainty, an owner is responsible even if that owner is not negligent and
such responsibility shall be construed as a strict liability standard for purposes of
payment of the insurance deductible pursuant to section 158(2) of the Act.

8) Without restricting the generality of the foregoing, an owner is responsible for:

(a) any water escape damage from that owner's strata lot or any other type of
damage caused by or arising out of the operation or failure of any appliance,
equipment or fixture located in the owner's strata lot Including, but not limited
to the following:

(i) dishwasher;
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(ii) refrigerator with ice/water dispensing capabilities:

(iii) garburator;

(iv) washing machine;

(v} toilet, sink, bathtub and/or shower;
(vi) air conditioner;
(vii) fireplace;
(viii) plumbing pipes, fixtures and hoses located wholly within the strata lot and

accessible to the owner; or,
(ix) any other similar type of appliance, equipment or fixture.

(b) any damage arising out of any Alteration or addition to the strata lot, or the
common property installed by that owner or a prior owner of that Strata Lot;
and,

(c) any damage to property that an owner is required to repair or maintain.

9) An owner shall indemnify and save harmless the Strata Corporation from any cost or
expense for repair, maintenance or replacement to the strata lot, common property including
legal costs as between a solicitor and his own client, but only to the extent that such
expense or cost is not reimbursed from the proceeds received by operation of any
insurance policy.  In such circumstances, any insurance deductible paid or payable shall be
considered an expense not covered by the proceeds received by the Strata Corporation as
insurance coverage and for purposes of this bylaw will be charged to the owner.

10) For purposes of this bylaw, the lesser of the amount of the damages or the insurance
deductible plus any uninsured repair costs and related legal costs shall be charged to
the owner and shall become due and payable as part of that owner's monthly
assessment on the first of the month following the date on which the expense was
incurred.

11) An owner shall obtain and maintain an Homeowner Package insurance policy to cover:

(a) the losses described in section 161 of the Act;
(b) the deductible portion of the insurance claim against the Strata Corporation's

insurance policy if that owner is responsible for the loss or damage that gave rlse to
the claim;

(c) the owner's unit entitlement portion of the Strata Corporation's Earthquake
Insurance coverage;

(d) any Alteration; and
{e) any betterments or changes to the buildings or fixtures built by the developer.

12) Owners must provide proof of their insurance policy to the Strata Council by no later than
June 1 of each fiscal year.

Division 7 - Miscellaneous 

35. Ingress & egress
1) Owners, tenants, occupants and invitees shall only use walkways, driveways and other means
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of ingress and egress for access to the strata corporation building and parking areas and shall 
ensure that such areas are kept free of obstruction at all times  

2) All motor vehicles shall be parked in designated parking stalls only. A violation of this bylaw
may result in the council having the motor vehicle towed at the owner’s expense.

36. Sale of strata lots
1) No more than ONE (1) average sized "FOR SALE" sign per strata lot shall be placed

by an owner or their realtor on the common property, the size and location of the sign
to be approved by the strata council.

2) Any open houses shall be held only between the hours of 10:00 a.m. and 5:00 p.m.

3) Vendors of a strata lot must, or must cause their agent to, remove the For Sale or
Sold sign within seven days of the strata lot being conveyed to a purchaser.

37. Moving and Renovations
1) Before any change in occupancy in a strata lot involving the movement of

furniture, appliances, personal belongings or other large objects into or out of the

building ("Move") or construction material and debris associated with an approved

alteration ("Renovation"), owners, tenants and occupants must:
(a) Provide a minimum of 72 hours written notice to the Property Management company or

the Strata
Council.

(b) In the case of a Move, pay a non-refundable fee of $100 to the Strata Council and a
refundable
$200 damage deposit.

(c) In the case of a Renovation, pay a non-refundable fee of $100 to the
Strata Council and a refundable $500 damage deposit.

(d} Note any existing damage to the elevator, walls, fixtures and carpets and report 
these to any member of the Strata Council, Property Management company prior 
to the Move or Renovation. 

2) During a Move or Renovation, owners, tenants and occupants must:

(a) Ensure that security is maintained and that the front door is not left open and
unattended.

(b) Not store or leave personal property in common areas; and
(c) Must release the elevator when it is not in use.

3) Following the completion of a Move or Renovation, owners, tenants, and occupants shall:
(d) Inspect the elevator, walls, fixtures and carpets for any damage with one

member of the Strata Council.

(e) Return elevator keys to any Council member.

4) Owners, tenants, and occupants shall either remove cardboard containers or
collapse and dispose of them in the appropriate recycling or garbage bin in the
garbage room.

5) Owners, occupants and tenants may only perform a Move between 8:00 a.m.
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and 8:00 p.m. Bringing construction material and debris associated with a 
Renovation may only occur between the hours of 8:00am to 6:00pm, Monday to 
Friday. 

6) If the common property of the strata corporation is damaged as a result of a Move or
Renovation, the Strata Council may repair such damage, apply the damage deposit
to the cost of such repairs, and recover the additional costs of such repairs from the
owner, tenant or occupant responsible for the damage. The costs will include the
payment of legal costs if any incurred by the Strata Council on a solicitor and own
client basis.

7) If no damage is caused during the Move or Renovation, the Strata Council will
refund the damage deposit within 5 days of the Move or Renovation.

38. Fees payable for records
1) The strata corporation may charge a fee of TWENTY-FIVE ($.25) CENTS per page

for copies of documents or records that are requested by an owner.  In addition, they

may charge the sum of FIFTEEN ($15.00) DOLLARS for a Certificate of Payment, Form

F, and THIRTY-FIVE ($35.00) DOLLARS for a Certificate of the Strata Corporation,

Form B. Provided always that should the permissible fees be increased by

Regulation, the Strata Corporation may charge the higher amounts as set out in the

Regulation.

39. Parking
1) An owner shall not use any part of the Common Property or Limited Common

Property for the parking of motor vehicles, except that area specifically set aside for

the purpose.

2) Visitors must:

(a) park their vehicle in the visitor's parking or in the parking stall assigned to the

strata lot they are visiting; and

(b) when parking their vehicle overnight must display a note on their dashboard

indicating what strata lot they are visiting;

(c) obtain the written permission of the Strata Council to park their vehicle in the

visitor's parking for no more than 3 days in a calendar week.

3) Owners, occupants, tenants and their contractors may not use the visitor parking to

park their motor vehicles.

4) An owner, tenant, occupant and their visitors shall not park, store, or leave any of the

following on the common property parking area:

(a) an uninsured, unlicensed or unserviceable motor vehicle, including cars, trucks,

trailers, boats and motorcycles, without the prior written approval of the Strata

Council, which said approval may be granted subject to conditions which

conditions may include the provision of written proof of storage insurance to
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the Strata Council; 

(b) a motorhome, recreational vehicle, trailer, camper, boat, bus, or commercial

vehicle without the prior written approval of the Strata Corporation, which said

approval may be granted subject to conditions;

(c) a vehicle longer than 18 feet in length; and,

(d) furniture, appliances, garbage, recycling, storage bins, vehicle parts or accessories.

5) An owner, tenant, occupant and their visitors shall not:
(a) conduct repairs, modifications, maintenance or servicing to a motor vehicle on

common property other than:
(i) replacing a battery, wiper blades, air filter or vehicle lights;
(ii) replacing or rotating tires.

(b) park a vehicle on the common property in a manner which may compromise the
safety or security of the residents of the strata corporation or impede the ability of
owners to access or egress the strata corporation, the parking area, or their
vehicles;

(c) park a motor vehicle which is leaking oil or other fluids on the common property
or in a designated parking space.

6) An owner, occupant, tenant or visitor must upon notice from the strata corporation,
remove a vehicle from the common property for building maintenance.

7) The Strata Council shall provide written notice of any violation of this bylaw to the vehicle
owner by leaving the notice of violation on the vehicle, and if the infraction is not corrected
within twenty four (24) hours from the date of delivery of such notice, the Strata Council,
in addition to any other rights which it may have, shall have the right to tow any vehicle
which violates this bylaw, fine the owner, or both.

8) Written notice of a further contravention of this bylaw is not required prior to towing in the
event of a second or subsequent infraction of this bylaw.

9) In addition to the rights conferred by subsections (7) and (8) the Strata Council has the
right to immediately tow any vehicle which is parked in violation of bylaws 39(5)(c) and
39(6}.

10) The owner or tenant who caused or permitted the infraction of these bylaws shall
indemnify the Strata Corporation and save it harmless from and against all costs incurred by
the Strata Corporation, including towing costs, legal costs, as between a solicitor and his own
client, and any other reasonable costs.

40. Security, Video Surveillance
1) Owners, tenants, occupants and employees of the strata corporation must ensure

after entering and exiting the building that the door they used is securely closed and
locked.

2) The Strata Corporation is authorized to install and use a closed-circuit television camera
system (“CCTV System”) solely for purposes of the safety and security of owners, tenants
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and occupants of the Strata Corporation and the protection of personal and common 
property, which other measures have failed to addressOwners, tenants and occupants 
must not admit unidentified persons into the building, that is callers purporting to contact 
another owner. 

3) The privacy officer shall be responsible to address all requests for access to the records
of the CCTV System in accordance with the provisions of the Personal Information and
Privacy Act (“PIPA”).

The CCTV System 

4) The CCTV System is a video surveillance system with cameras which are motion-
activated, and which can record activity 24 hours per day, 7 days per week.

5) At the date of the adoption of this bylas the Strata Corporation operates      CCTV
Cameras distributed throughout the building.

6) The owners authorize the Strata Corporation to install additional CCTV Cameras as the
council in its discretion considers necessary to meet the objectives of safety and
security of the Strata Corporation and its residents.

7) The Strata Corporation must:
(a) install signs at every entrance warning that the area is monitored by video surveillance;

and

(b) ensure that no cameras are positioned so as to record areas beyond the Strata
Corporation property or to capture images peripherally or directly through the windows of
the Strata Corporation or adjacent buildings.

8) Recordings from the CCTV Cameras shall be temporarily stored on a DVR hard drive securely
housed in the Strata Corporation’s Caretaker’s Office / Machine Room.

9) The recordings from the CCTV Cameras will be stored for no longer than 90 days digitally
before being overwritten, which period may be extended for those files required for security or
law enforcement purposes.

10) The CCTV Camera recordings may only be access in the event of destruction of property,
injury to persons or property, a breach of safety, or security, or to assist with a criminal
investigation.

11) At least:

(a) two council members, or

(b) a council member and employee of the property management company; or

(c) a council member and a police officer;

must be present when the CCTV Camera recordings are reviewed 

12) Personal information of a person collected by the CCTV System may be disclosed without the
consent of such person in the event of destruction of property, injury to persons or property, a
breach of safety, or security, or to assist with a criminal investigation.

13) In installing and/or maintaining the CCTV System described herein, the Strata Corporation
makes no presentations or guarantees that any of the systems will be fully operational at all
times.  The Strata Corporation is not responsible or liable to any owner, tenant, occupant or
visitor in any capacity (including a failure to maintain, repair, replace, locate or monitor any of
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the CCTV System, whether arising from negligence or otherwise) for personal security or 
personal property in any area monitored by any of the CCTV System. 

. 

Key Fob System 
14) Key Fobs are utilized to access the common areas of the Strata Corporation and are

required for the safety and security of the owners, tenants and occupants.

15) The Key Fob System:
(a) records activity (the opening of doors) in the card access system’s controller

internal memory buffers, and

(b) temporarily stores information in the system that can be queried, read and viewed
via the card access system management software.

16) At the date of the adoption of this bylaw, the Strata Corporation operates a FOB based
entry and access system that controls entry to exterior doors and other locations
throughout the building.

17) The Council may change the location of Key Fobs, or add additional Key Fob receiver
locations on a least one month’s written notice to the owners through the minutes of the
Strata Council meetings.

18) The Key Fob records are stored on a hard drive located in the Strata Corporation’s
caretaker’s office / machine room and are kept for up to 90 days which period may be
extended for those files required for security or law enforcement purposes.

19) The Key Fob records shall only be accessed in the event of:
(a) breaches of safety or security;

(b) theft; or

(c) vandalism, or other damage to the common property; or

(d) as otherwise permitted by the Personal Information Protection Act (“PIPA”).

20) At least:
(a) two council members; or

(b) a council member and employee of the property management company; or

(c) a council member and a police officer;

must be present when the Key Fob Records are reviewed.

21) The Strata Corporation may undertake an inventory of the Key Fobs in use from time to
time.

22) The Strata Corporation may issue a written notice to any owner, occupant or tenant that
the Strata Corporation is conducting an inventory of the Key Fobs in possession of all
the owners, occupants, and tenants or to a specific owner, occupant or tenant.

23) If the Strata Corporation issues a notice of inventory under subsection (10) then the
owner(s), occupant(s), and tenant(s), must present their Fob information or present the
Fob to the Strata Corporation, within 14 days of the issuance of such notice.

24) The Strata Corporation may deactivate any Fob which has not be inventoried or
presented (as required by notice) within the 14 day notice period.
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25) Owners and tenants are responsible for all Key Fobs and shall notify the Council
immediately if a Key Fob is lost or stolen.

26) The Council may charge an owner $50 or such higher amount as approved by a rule of
council to replace a lost or stolen Key Fob.

41. Garbage
1) Owners, tenants and occupants may only dispose of items in the garbage which will be

accepted by the disposal company; all other items must be removed from the strata
corporation at the expense of the owner, tenant or occupant.

2) Owners, tenants and occupants shall not permit any strata lot or the common property to
become unsightly and shall remove and dispose of all garbage, refuse and debris.

3) Owners, tenants and occupants must place recyclable and compostable material in the
appropriate bins, and must not place such material in the garbage.

Division 8 - Indemnity and Alteration Agreement 

Indemnity & Alteration Agreement
The Strata Corporation wishes to standardize the Indemnity & Alteration Agreement

(the "Standard Indemnity & Alteration Agreement”) by registering same as part of these
Consolidated Bylaws and to create a registration system for alterations to strata lots and
common property.

The Standard Indemnity & Alteration Agreement shall be deemed to  be in the form
attached hereto as Schedule A for Alterations after the passing of this bylaw. This
Agreement may be modified or amended from time to time in the sole and absolute
discretion of  the strata council and such amendments shall have the full force and effect 
under law even though the amendments are not registered in the Langford Land Title 
Office.

An owner, tenant or prospective purchaser should contact the Strata Corporation to
verify the terms and conditions of an Indemnity & Alteration Agreement applicable to a
particular Strata lot.

Each affected person is obligated to investigate the terms and conditions applicable
to each Indemnity & Alteration Agreement and to satisfy himself or herself. The
Strata Corporation is not responsible for any claim, action, loss, damages, costs or
expenses associated with or arising out of the interpretation of the said Agreement or
statements or representations regarding the content of such an Agreement.

Severability
For the purposes of interpretation of these bylaws and any amendments, additions or 
alterations to them, each heading, paragraph, and subparagraph shall be deemed to 
be a separate section with the intent that should an Arbitrator or Court of Competent 
Jurisdiction find that any such heading, paragraph or subparagraph of
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these bylaws or any amendments is void for uncertainty or is ultra vires the strata 
corporation or is, for any other reason, unenforceable, then such heading, 
paragraph or subparagraph shall be deemed to be severable and the remaining 
heading, paragraphs and subparagraphs of these bylaws shall be interpreted so 
as to be given the broadest meaning possible and such heading, paragraphs 

and subparagraphs shall remai n in force and effect. 

END OF DOCUMENT 



DEVELOPERS

DESCRIPTION BUDGET

INCOME

Strata Assessments - Operating 71,150.00        

Strata Assessments - Reserve 7,150.00           

Subtotal 78,300.00        

OPERATING EXPENSES

Building Common Areas

Hydro 7,000.00           

Water & Sewer 5,000.00           

Garbage & Recycling 6,000.00           

Fire Alarm Servicing/Monitoring 4,000.00           

Elevator Maintenance 5,000.00           

Janitorial 4,500.00           

Building Maintenance-General 3,000.00           

Parking Lot & Garage 1,000.00           

Window Cleaning 2,000.00           

Air Handling System 3,000.00           

Grounds Maintenance 5,000.00           

Irrigation Equipment & Maintenance 500.00 

Snow Removal 1,000.00           

Insurance 15,000.00        

Telephone 500.00 

Subtotal - Building Common Areas 62,500.00        

Administration

Property Management Fees 7,000.00           

Taxes on Management Fees 350.00 

Administration & Postage 1,000.00           

Interest/Bank Charges 300.00 

Subtotal - Administration 8,650.00          

Other Expenses

Transfer to Reserve 7,150.00           

Subtotal - Other Expenses 7,150.00          

TOTAL OPERATING EXPENSES 78,300.00        

NET CASH FLOW - SURPLUS/(DEFICIT) - 

OPENING BALANCE, OPERATING FUND - 

CLOSING BALANCE, OPERATING FUND - 

THE OWNERS - 924 Jenkins

STATEMENT OF OPERATING FUND

STRATA CORPORATION

Budget - 924 Jenkins

EXHIBIT "H"



                          DEVELOPERS

BUDGET

CONTRIBUTIONS

Monthly Assessments 7,150.00              

Developers Contribution (5%) 7,150.00              

Total Contributions 14,300.00            

EXPENSES

Total Expenses -                        

Transfer (to)/from Special Levy Fund

Net Interfund Transfers -                        

NET INCREASE/(DECREASE) IN FUND 14,300.00            

OPENING FUND BALANCE -                        

CLOSING FUND BALANCE 14,300.00            

THE OWNERS - 924 Jenkins

STATEMENT OF CONTINGENCY RESERVE FUND

STRATA CORPORATION

-

INTERFUND TRANSFER



Strata Unit Operating Contingency Total Monthly
Lot Entitlement Assessment Assessment Assessment
1 94 280.92 28.23 309.15 
2 90 268.96 27.03 295.99 
3 66 197.24 19.82 217.06 
4 92 274.94 27.63 302.57 
5 65 194.25 19.52 213.77 
6 89 265.98 26.73 292.71 
7 94 280.92 28.23 309.15 
8 90 268.96 27.03 295.99 
9 66 197.24 19.82 217.06 

10 92 274.94 27.63 302.57 
11 65 194.25 19.52 213.77 
12 89 265.98 26.73 292.71 
13 94 280.92 28.23 309.15 
14 90 268.96 27.03 295.99 
15 66 197.24 19.82 217.06 
16 92 274.94 27.63 302.57 
17 65 194.25 19.52 213.77 
18 89 265.98 26.73 292.71 
19 94 280.92 28.23 309.15 
20 90 268.96 27.03 295.99 
21 66 197.24 19.82 217.06 
22 92 274.94 27.63 302.57 
23 65 194.25 19.52 213.77 
24 89 265.98 26.73 292.71 

1984 5,929.16                 595.84 6,525.00                 

Developer's Annual Budget 71,150.00               7,150.00                 78,300.00              

924 Jenkins
Developers Schedule of Strata Fees

 First Year of Operations 

EXHIBIT "I"



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

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

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

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

3. COMPLETION: (Section 4) Unless the parties are prepared to meet at the Land Title Office and exchange title
documents for the purchase price, it is, in every case, advisable for the completion of the sale to take place in the
following sequence:
(a) The buyer pays the purchase price or down payment in trust to the buyer's lawyer or notary (who should advise the

buyer of the exact amount required) several days before the completion date and the buyer signs the documents.
(b) The buyer's lawyer or notary prepares the documents and forwards them for signature to the seller's lawyer or

notary who returns the documents to the buyer's lawyer or notary.
{c) The buyer's lawyer or notary then attends to the deposit of the signed title documents (and any mortgages) in the 

appropriate Land Title Office. 
(d) The buyer's lawyer or notary releases the sale proceeds at the buyer's lawyer's or notary's office.

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

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

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

5. TITLE: (Section 9) It is up to the buyer to satisfy the buyer on matters of zoning or building or use restrictions, toxic
or environmental hazards, encroachments on or by the property and any encumbrances which are staying on title
before becoming legally bound. It is up to the seller to specify in the contract if there are any encumbrances, other
than those listed in Section 9, which �rn st.:iying on title before becoming legally bound. If you as the buyer are taking
out a mortgage, make sure that title, zoning and building restrictions are all acceptable to your mortgage company.
In certain circumstances, the mortgage company could refuse to advance funds. If you as the seller are allowing the
buyer to assume your mortgage, you may still be responsible for payment of the mortgage, unless arrangements are
made with your mortgage company.

BC2057 REV. NOV2024 COPYRIGHT BC REAL ESTATE ASSOCIATION AND CANADIAN BAR ASSOCIATION (BC BRANCH) 

c 2024, BrltlSh Columbia Real Estate Asso<iation ("BCREA") and lh• Ca nod Ian Bar As5oclatlon British Columbia Branch ("CBABC,. Al right reserved. This form w•s developod by BCREA and CBABC for tho u$0 and 

"'Production by BC REALTORS• and m■mbers In good ,tan ding with the CSABC, and other authorized In writing by BCREA and/or CBABC. Any other use or reproduction ls prohibited oxcept with prior written consent 

of 8CREAand/or CBABC. This form is not to be altered when printing or reproducing the standard pre-set porllon. BCREAand CIWlC bears no llabiMty for yaur = of this form. 

CREA WEBFo,,,,.. >

EXHIBIT "J"
INFORMATION ABOUT THE CONTRACT OF PURCHASE AND SALE 

RESIDENTIAL 

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



INFORMATION ABOUT THE CONTRACT OF PURCHASE AND SALE 

RESIDENTIAL (continued) 

6. CUSTOMARY COSTS: (Section 15) In particular circumstances there may be additional costs, but the following costs
are applicable in most circumstances:

Costs to be Borne by the Seller 

Lawyer or notary Fees and Expenses: 
- attending to execution documents

Costs of clearing title, including:
- investigating title,
- discharge fees charged by

encumbrance holders,
- prepayment penalties.

Real Estate Commission (plus GST).

Costs to be Borne by the Buyer 

Lawyer or notary Fees and Expenses: 
- searching title,
- drafting documents.

Costs of Mortgage, including:
- mortgage company's lawyer/notary,
- appraisal (If applicable),
- Land Title Registration fees.

Land Title Registration fees. 

Survey Certificate (if required). 

Fire Insurance Premium. 

Sales Tax (if applicable). 

Property Transfer Tax. 

Goods and Services Tax (if applicable). 

In addition to the above costs there may be financial adjustments between the seller and the buyer pursuant to 
Section 6 and additional taxes payable by one or more of the parties in respect of the property or the transaction 
contemplated hereby (eg. Empty Home Tax and Speculation Tax). 

Goods and Services Tax (GST) 

The Contract of Purchase and Sale provides that, unless the Buyer and the Seller agree otherwise in writing, the 
Purchase Price set out in Section 1 includes applicable GST. Whether or not GST applies to the purchase and sale of 
the Property will depend on a number of different factors. Buyers and Sellers are advised to make inquiries and seek 
professional advice as to whether GST is applicable to their transaction before entering into the Contract of Purchase 
and Sale. 

If GST Is applicable, the Buyer will pay such GST to the Seller on the Completion Date by paying the full amount of 
the Purchase Price, and the Seller will remit to CRA from such payment, the applicable GST. 

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

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

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

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

11. RESIDENCY: When completing their residency and citizenship status, the buyer and the seller should confirm their
residency and citizenship status and the tax implications thereof with their lawyeriaccountant.

12. AGENCY DISCLOSURE: (Section 21) All designated agents with whom the seller or the buyer has an agency relationship
should be listed. If additional space is required, list the additional designated agents on an addendum to the Contract
of Purchase and Sale.
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CONTRACT OF PURCHASE AND SALE 

BROKERAGE: _________________________ DATE: _______ _ 
ADDRESS: PHONE: _______ _ 
PREPARED BY: MLSe NO: _______ _ 

BUYER: ________________ _ 
BUYER: ________________ _ 
BUYER: ________________ _ 
ADDRESS: _______________ _ 

PROPERTY: 

UNIT NO. 

Victoria 

924 

PC: _______ _ 

Jenkins Avenue 
ADDRESS OF PROPERTY 

SELLER:Paradise Homes Ltd. Inc. No 621498 

SELLER: ________________ _ 
SELLER: ________________ _ 
ADDRESS: 804 Orono Avenue

Langford BC 
pc:V9B 2T8 

This may not be the Seller's address for the purpose of giving notice 
to exercise the Rescission Right. See address in Section 27. 

BC V982N7 
CITY/TOWN/MUNICIPALITY POSTAL CODE 

Pending Registration 

PIO OTHER PID(S) 

Strata Lot of proposed subdivision of Lot 41, Plan 12203, Section 80, Esquimalt Land District 

LEGAL DESCRIPTION 

The Buyer agrees to purchase the Property from the Seller on the following terms and subject to the following conditions: 
1. PURCHASE PRICE: The Purchase Price of the Property will be$ _________________ _

_ G_S_T_in_c_lu_d_ed __________________________ DOLLARS (Purchase Price). 
Unless the Buyer and the Seller agree otherwise in writing, the Purchase Price includes Goods and Services Tax (GST) 
if applicable, and the Seller will separately disclose all applicable GST on or before the Completion Date on the Seller's 
Statements of Adjustments. If the Property is #residential real property'' (as defined in the Home Buyer Rescission Period

Regulation) that is not exempt from the Rescission Right (as defined below) and the Buyer exercises the Rescission 
Right the amount payable by the Buyer to the Seller will be$ __________________ _ 
not applicable 

________________ (Rescission Amount). The foregoing Rescission Amount is set out herein 
for notice purposes only and, to the extent there is an inconsistency between the foregoing sentence and the Home 
Buyer Rescission Period Regulation, the latter will govern and prevail. The parties acknowledge and agree that 
if the Buyer exercises the Rescission Right, the Buyer will pay (or cause to be paid) the Rescission Amount to the 
Seller promptly and in any event within 14 days after the Buyer exercises the Rescission Right. 
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2. DEPOSIT: A deposit of$ __________ which will form part of the Purchase Price, will be paid within

24 hours of acceptance unless agreed as follows:
------------------------

All monies paid pursuant to this Section (Deposit) will be paid in accordance with Section 1 O or by uncertified cheque 
except as otherwise set out in this Section 2 and will be delivered in trust to _______________ _ 
____________ and held in trust in accordance with the provisions of the Real Estate Services Ad. In the 
event the Buyer fails to pay the Deposit as required by this Contract, the Seller may, at the Seller's option, terminate 
this Contract. The party who receives the Deposit is authorized to pay all or any portion of the Deposit to the Buyer's 
or Seller's conveyancer (the "Conveyancer") without further written direction of the Buyer or Seller, provided that: 
A. the Conveyancer is a Lawyer or Notary;
B. such money is to be held in trust by the Conveyancer as stakeholder pursuant to the provisions of the Real Estate

Setvices Act pending the completion of the transaction and not on behalf of any of the principals to the transaction;
and

C. if the sale does not complete, the money should be returned to such party as stakeholder or paid into Court.

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

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

Buyer is aware that Gary Brown is part owner of Paradise Homes Ltd. Buyer has signed a Disclosure
of Interest in Trade prior to entering into this agreement.

Please see the attached addendum 

Each condition, if so indicated is for the sole benefit of the party indicated. Unless each condition is waived or declared 
fulfilled by written notice given by the benefiting party to the other party on or before the date specified for each 
condition, this Contract will be terminated thereupon and the Deposit returnable in accordance with the Real Estate 

5f'rvices Ad.
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4. COMPLETION: The sale will be completed on _____________ __, yr. _____ _
(Completion Date) at the appropriate Land Title Office.

5. POSSESSION: The Buyer will have vacant possession of the Property at ______ o'clock __ m. on
________ __,yr. ______ {Possession Date) or, subject to the following existing tenancies, if any:

6. ADJUSTMENTS: The Buyer will assume and pay all taxes, rates, local improvement assessments, fuel utilities and
other charges from, and including, the date set for adjustments, and all adjustments both incoming and outgoing of
whatsoever nature will be made as of _____________ __, yr .. ______ {Adjustment Date).

7. INCLUDED ITEMS: The Purchase Price includes any buildings, improvements, fixtures, appurtenances and attachments
thereto, and all blinds, awnings, screen doors and windows, curtain rods, tracks and valances, fixed mirrors, fixed
carpeting, electric, plumbing, heating and air conditioning fixtures and all appurtenances and attachments thereto as
viewed by the Buyer at the date of inspection, INCLUDING:

All appliances and window coverings as per the Disclosure Statement

BUT EXCLUDING: 

8. VIEWED: The Property and ail included items will be in substantially the same condition at the Possession Date as
when viewed by the Buyer on -------------� yr. _____ _

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

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

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

11ASELLER'S PARTICULARS AND RESIDENCY: The Seller shall deliver to the Buyer on or before the Completion Date a 
statutory declaration of the Seller containing: 
A. particulars regarding the Seller that are required to be included in the Buyers Property Transfer Tax Return to be

filed In connection with the completion of the transaction contemplated by this Contract (and the Seller hereby
consents to the Buyer inserting such particulars on such return);

B. a declaration regarding the Vancouver Vacancy By-Law for residential properties located in the City of Vancouver;
and

C. if the Seller is not a non-resident of Canada as described in the non-residency provisions of the Income Tax Act,
confirmation that the Seller is not then, and on the Completion Date will not be, a non-resident of Canada. If on the
Completion Date the Seller is a non-resident of Canada as described in the residency provisions of the Income Tax
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Act, the Buyer shall be entitled to hold back from the Purchase Price the amount provided for under Section 116 
of the Income Tax Act.

11B.GST CERTIFICATE: If the transaction contemplated by this Contract is exempt from the payment of Goods and Services 
Tax ("GST'), the Seller shall execute and delfver to the Buyer on or before the Completion Date, an appropriate 
GST exemption certificate to relieve the parties of their obligations to pay, collect and remit GST in respect of the 
transaction. If the transaction contemplated by this Contract is not exempt from the payment of GST, the Seller 
and the Buyer shall execute and deliver to the other party on or before the Completion Date an appropriate GST 
certificate in respect of the transaction. 

12. TIME: Time will be of the essence hereof, and unless the balance of the payment is paid and such formal agreements to
pay the balance as may be necessary are entered into on or before the Completion Date, the Seller may, at the Seller's
option, terminate this Contract, and, in such event, the amount paid by the Buyer will be non-refundable and absolutely
forfeited to the Seller, subject to the provi�ions under the Real Estate Services Act on account of damages, without prejudice
to the Seller's other remedies.

13. BUYER FINANCING: If the Buyer is relying upon a new mortgage to finance the Purchase Price, the Buyer, while still
required to pay the Purchase Price on the Completion Date, may wait to pay the Purchase Price to the Seller until after
the transfer and new mortgage documents have been lodged for registration in the appropriate Land Title Office, but
only if, before such lodging, the Buyer has:

A. made available for tender to the Seller that portion of the Purchase Price not secured by the new mortgage, and
B. fulfilled all the new mortgagee's conditions for funding except lodging the mortgage for registration, and
C. made available to the Seller, a Lawyer's or Notary's undertaking to pay the Purchase Price upon the lodging of the

transfer and new mortgage documents and the advance by the mortgagee of the mortgage proceeds pursuant
to the Canadian Bar Association (BC Branch) (Real Property Section) standard undertakings (the "CBA Standard
Undertakings").

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

Purchase Price, but in this event, the Seller agrees that payment of the Purchase Price shall be made by the Buyer's
Lawyer or Notary to the Seller's Lawyer or Notary, on the CBA Standard Undertakings to pay out and discharge the
financial charges, and remit the balance, if any, to the Seller.

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

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

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

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

19. PERSONAL INFORMATION: The Buyer and the Seller hereby consent to the collection, use and disclosure by the
Brokerages and by the Managing Broker(s), Associate Broker(s) and representative(s) of those Brokerages (collectively
the "Designated Agent(s}") described in Section 21, the real estate boards or"associations" of which those Brokerages

I I I I I I I 
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and Licensees are members (together with any successors or amalgamations thereof, the"Boards") and, if the Property 
is listed on a Multiple Listing Service®, the Board that operates the Multiple Listing Service®, of personal information 
about the Buyer and the Seller: 
A. for all purposes consistent with the transaction contemplated herein;
B. if the Property is listed on a Multiple Listing Service®, for the purpose of the compilation, retention and publication

by the Board that operates the Multiple Listing Service® and other Boards of any statistics including historical
Multiple Listing Service® data for use by persons authorized to use the Multiple Listing Service., of that Board and
other Boards;

C. for enforcing codes of professional conduct and ethics for members of Boards; and
D. for the purposes (and to the recipients} described in the British Columbia Real Estate Association's Privacy Notice

and Consent form.
The personal information provided by the Buyer and Seller may be stored on databases outside Canada, In which 
case it would be subject to the laws of the jurisdiction in which it Is located. 

20. ASSIGNMENT OF REMUNERATION: The Buyer and the Seller agree that the Seller's authorization and instruction
set out in Section 27(c) below is a confirmation of the equitable assignment by the Seller in the listing contract and is
notice of the equitable assignment to anyone acting on behalf of the Buyer or Seller.

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

assignee.

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

INITIALS 

INITIALS 

I I I I 
INITIALS 

BUYER'S INITIALS 
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The Seller acknowledges having received, read and understood the BC Financial 
Services Authority (BCFSA} form entitled "Disclosure of Representation in Trading 

Services" and hereby confirms that the Seller has an agency relationship with 

Gary Brown Linda Brown PREC* 
DESIGNATED AGENT(S) 

who is/are licensed in relation toRE/MAX Camosun --------=
aR

="'
o
,...,
K
=
E
=
RA
..,...

G
=
E
=---------

B. The Buyer acknowledges having received, read and understood the BCFSA form
entitled "Disclosure of Representation in Trading Services" and hereby confirms that the

Buyer has an agency relationship with
DESIGNATED AGENT(S) 

who is/are licensed in relation to _________ =-----------
BROKERAGE 

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

the BCFSA form entitled "Disclosure of Risks Associated with Dual Agency" and hereby
confirm that they each consent to a dual agency relationship with

OESIGlATED ""1Nll'I 
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INITIALS 

INITIALS 

who is/are licensed in relation to----------,,----=-,-----------­
BROKERAGE 

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

D. If only (A) has been completed, the Buyer acknowledges having received, read and
understood the BC FSA form "Disclosure of Risks to Unrepresented Parties"from the Seller's

agent listed in (A) and hereby confirms that the Buyer has no agency relationship.

E. If only (B) has been completed, the Seller acknowledges having received, read and

understood the BCFSA form NDisclosure of Risks to Unrepresented Parties" from

the Buyer's agent listed in (B) and hereby confirms that the Seller has no agency
relationship.

22. ACCEPTANCE IRREVOCABLE (Buyer and Seller):

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

I• Sale, whether executed and sealed by hand or by digital or electronic signature and 

.._ __ .__ __ �-�- seal, or otherwise, is hereby executed under seal, which is evidenced by each of the 
BUYER'S INITIALS Buyer and the Seller making the deliberate, intentional and conscious act of inserting 

their initials (whether by hand or electronically) in the appropriate space provided 
beside this Section 22. The parties intend that the act of inserting their initials as set 

�-------� out above is to have the same effect as if this Contract of Purchase and Sale had 
I • been physically sealed by wax, stamp, embossing, sticker or any other manner. It is

'----5-EL ... L-ER-,s-1N
-

1
-TI .... AL_s _ __, agreed and understood that, without limiting the foregoing, the Seller's acceptance is 

irrevocable including without limitation during the period prior to the date specified 
for the Buyer to either: 
A. fulfill or waive the terms and conditions herein contained; and/or
B. exercise any optlon(s) herein contained.

23. DISCLOSURE OF BUYER'S RESCISSION RIGHT: The Seller and the Buyer hereby acknowledge that, unless the Property
is exempt from the Rescission Right, the Buyer is entitled pursuant to Section 42(1) of the Property Law Act (British
Columbia) to rescind (cancel) this Contract of Purchase and Sale by serving written notice of the rescission on the
Seller within the prescribed period and in the prescribed manner (the "Rescission Right") and the parties hereby
acknowledge the following:
A. the Buyer cannot waive the Rescission Right;
B. the Rescission Right may only be exercised by the Buyer giving notice on any day within three (3) business days

(being any day other than a Saturday, a Sunday or a holiday in British Columbia) after the Final Acceptance Date
(defined below);

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

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

(i} residential real property that is located on leased lands;
(ii} a leasehold interest in residential real property;
(iii) residential real property that is sold at auction;
(iv} residential real property that is sold under a court order or the supervision of the court; and
(v) a Contract of Purchase and Sale to which Section 21 of the Real Estate Development Marketing Ad applies.

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

BUYER'S INITIALS SELLER'S INITIALS 

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

25. COUNTERPARTS: The parties agree that this Contract of Purchase and Sale and any amendments or attachments
thereto may be executed in counterparts by the parties and delivered originally or by facsimile, email, or other means
of electronic transmission. Each such counterpart when so executed and delivered is deemed to be an original and
all such counterparts of a relevant document taken together shall constitute one and the same relevant document as
though the signatures of all the parties were upon the same document.

THE REMAINDER OF THE PAGE IS INTENTIONALLY LEFT BLANK - SIGNATURE PAGE FOLLOWS 
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26. OFFER: This offer, or counter-offer, will be open for acceptance until _______ o'clock ____ m. on

_____ day of __________ yr. ____ (unless withdrawn in writing with notification to

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

offer, by accepting in writing and notifying the other party of such acceptance, there will be a binding Contract of

Purchase and Sale on the terms and conditions set forth.

If the Buyer is an individual, the Buyer declares that they are a Canadian citizen or a permanent resident as defined

in the Immigration and Refugee Protection Act

INITIALS INITIALS 

-------• - • 
BUYER BUYER BUYER 

PRINT NAME PRINT NAME PRINT NAME 

WITNESS WITNESS WITNESS 

27. ACCEPTANCE: The Seller:

A. hereby accepts the above offer and agrees to complete the sale upon the terms and conditions set out above,

B. agrees to pay a commission as per the Listing Contract, and

C. authorizes and instructs the Buyer and anyone acting on behalf of the Buyer or Seller to pay the commission out

of the proceeds of sale and forward copies of the Seller's Statement of Adjustments to the Cooperating/Listing

Brokerage, as requested forthwith after Completion.

Seller's acceptance is dated this ______ day of ______________ yr. ____ _ 

The Seller declares their residency as defined under the Income Tax Act: 

SELLER 

RESIDENT OF

CANADA 
INITIALS 

• 

Paradise Homes Ltd. Inc. No 621498 
PRINT NAME 

WITNESS 

BC2057 REV. NOV 2024 

SELLER 

PRINT NAME 

WITNESS 

I 
NON-RESIDENT 

OF CANADA 
.__ __ _._ __ ......_ __ ____, 

INITIALS 

SELLER 

PRINT NAME 

WITNESS 
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NOTICE FOR BUYER'S RESCISSION RIGHT: If the Property is "residential real property" (as defined in the Home Buyer 

Rescission Period Regulation) that is not exempt from the Rescission Right and the Buyer is entitled to exercise the 
Rescission Right, the Seller's (or the Seller's appointee's) mailing address, email address and/or fax number for notice 
of rescission is as follows: 

Attention:--------------------------------------­

Address: --------------------------------------

Email: __________________ _ Fax: ________________ _ 

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

The date of acceptance of this Contract is ____________ {the "Final Acceptance Date") being 
the date that the last party executed and delivered this Contract and, if applicable, based on the foregoing the date by 
which the Buyer must exercise the Rescission Right is _____________________ _ 

The foregoing sentence is not a term of the Contract and is included for notice purposes only and, to the extent there 
is an inconsistency between the foregoing and the Home Buyer Rescission Period Regulation and the latter will govern 
and prevail. This Notice is only applicable if the Property is "residential real property'' (as defined in the Home Buyer 

Resdssion Period Regulation) that is not exempt from the Rescission Right. 

BUYER'S INITIALS SELLER'S INITIALS 

*PREC represents Personal Real Estate Corporation 

Trademarks are owned or controlled by Tlle Canadi.an Real Estate Association (CREA) and identify real estate professionals who are members of CREA (REALTOR-> and/or the qualky of services they 

proVide (M L.59). 
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CONTRACT OF PURCHASE AND SALE ADDENDUM/ AMENDMENT 

MLS® NO: _________________ DATE: _________________ _ 

RE: ADDRESS: ___ ..::;9.:=.24.;__ _ _;.Je:;.;.n�k'-"in:.:;.
s

.:...
A

;.:.
ve

.::.;
n
.:.;;
u
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e __________ V""'

ict;.;;.;o'-'-ri=a _________ __.;;;Bc..::C'--V-'- 9=B�2N'-'-7"--

LEGAL DESCRIPTION: _St_ra_ta_L_o_t __ of�p_r_op�o_ s_e_d_s_ub_ d_iv_i_si_o_n _o_f L_o_t _4_1�, P_ l_a_n_1_22_0_3�,_S_e_ct_io_n_8_0�, _E_s-qu_i_m_ a_lt_L_a_nd_D_is_tr_ict_ 

PID: Pending Registration OTHER PID(S): _______________ _ 

ADDENDUM TO/ AMENDMENT MADE FURTHER TO AND FORMING PART OF THE CONTRACT OF PURCHASE AND SALE 

DATED ___________ MADE BETWEEN ____________________ 1

_______________________________ .AS BUYER(S), AND 

Paradise Homes Ltd. Inc. No 621498 

AS SELLER(S) AND COVERING THE ABOVE-MENTIONED PROPERTY, THE UNDERSIGNED HEREBY AGREE AS FOLLOWS: 
1. DISCLOSURE STATEMENT
a} The Buyer acknowledges receipt of the disclosure statement for 924 Jenkins Avenue, dated

b) By this agreement the Buyer consents to receiving disclosure statements and amendments to the
Disclosure Statements by electronic means.

2. GOODS AND SERVICES TAXES
a) The purchase price includes GST.

3. WARRANTY
The Seller represents and warrants that the Seller is duly licensed pursuant to the Homeowner
Protection Act and that the mandatory warranty insurance pursuant to that Act is in place.

r4. DEPOSITS 
All deposits are to be held in a trust account until completion of this transaction or earlier termination of 
this Contract, by a licensed real estate office involved in the transaction, or the Seller's solicitors. 

5. COMPLETION AND INSPECTION
a) The Buyer is aware that site visits must only occur with the permission of the developer and during

appointments which have been scheduled in advance with the Listing Realtor .

• =----- • 
--Bu""v""'E=R-------------"� BUYER BUYER 

PRINT NAME PRINT NAME 

WITNESS WITNESS 

PRINT NAME 

WITNESS 
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R--------------'-- SELLER SELLER 

Paradise Homes Ltd. Inc. No 621498 
PRINT NAME PRINT NAME

WITNESS WITNESS 

PRINT NAME 

WITNESS 
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CONTRACT OF PURCHASE AND SALE ADDENDUM/ AMENDMENT 

MLS® NO: _________________ DATE: _________________ _ 
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PID: Pending Registration OTHER PID(S): _______________ _ 

ADDENDUM TO/ AMENDMENT MADE FURTHER TO AND FORMING PART OF THE CONTRACT OF PURCHASE AND SALE 

DATED ___________ MADE BETWEEN ___________________ _ 

______________________________ __,AS BUYER($), AND 

Paradise Homes Ltd. Inc. No 621498 

AS SELLER(S) AND COVERING THE ABOVE-MENTIONED PROPERTY, THE UNDERSIGNED HEREBY AGREE AS FOLLOWS: 
b) The Seller will construct and complete the building in a good and workmanlike manner, in accordance

with the building permit Issued by the city of Langford, and as outlined in the Disclosure Statement with
such minor changes as may be advisable and that may be required by the City of Langford, or other
authorities.

c) The Buyer and a representative of the Seller must inspect the Property at a reasonable time designated
by the Seller prior to the Completion Date. At the conclusion of the inspection, a conclusive list of any
defects or deficiencies must be prepared. The parties must sign the list and the Buyer shall be deemed
to have accepted the physical condition of the Property subject only to the listed corrections.

d) The Seller will promptly remedy the listed items, in a good and workmanlike manner.
e) The Buyer agrees there wiU be no hold back from purchase funds in respect of defects or deficiencies.

6. MODIFICATIONS
a) The Seller may, without notice or compensation, make minor construction modifications that in the sole

opinion of the Seller that are desirable and reasonable, or that may be required by the City of Langford,
or other authorities. In the event of any finishing materials agreed to that are no longer available or
desirable, the Buyer agrees to substitutions provided the alternative materials are of the same or better
quality as those agreed to.

b) Buyer is aware the Landscaping Plan is approximate only and may be changed at the sole discretion of
the Seller.

c) The Buyer acknowledges and agrees the actual dimensions of the home to be constructed are based
on proposed plans and that minor variations may occur in the as built drawings .

•�----�B,..,UY""E""'R,-.------------=- BUYER

PRINT NAME PRINT NAME

WITNESS WITNESS 

• 
BUYER 

PRINT NAME 

WITNESS 

·-----=- • �SE="L"""L=ER,----------------- SELLER
•

SELLER 

Paradise Homes Ltd. Inc. No 621498 
PRINT NAME PRINT NAME 

WITNESS WITNESS 

PRINT NAME 

WITNESS 
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■ REAL ESTATE BOARD
THE CANADIAN 
BAR ASSOCIATION 
British Columbia Brench 

CONTRACT OF PURCHASE AND SALE ADDENDUM/ AMENDMENT 

MLS® NO: _________________ DATE: ________________ _ 
RE: ADDRESS: ____ 9�2_4'--__ J'-'e

'-n_ki""'n-"-s-'-
A_ve""'n

-'-'u"""e __________ V"""
ict

""'
o
'-ri'-a __________ =B--C_V-'-9B=-=2c.;.N7 ___ 

LEGAL DESCRIPTION: _S_tr_at_a_L_o_t __ o _f _pr_o�p_o_se_d_su_b_d_iv_is_io_n_of_L_o_t_4_1�, _P_la_n_1_2_2_0_3�, S_e_ct_io_n_8_0�, _E_sg�u_i_m_a_lt_L_a_nd_D_is_tr_ict_ 

PIO: Pending Registration OTHER PID(S): _______________ _ 

ADDENDUM TO/ AMENDMENT MADE FURTHER TO AND FORMING PART OF THE CONTRACT OF PURCHASE AND SALE 

DATED ___________ MADE BETWEEN ___________________ _ 

______________________________ __,AS BUYER(S), AND 
Paradise Homes Ltd. Inc. No 621498 

AS SELLER(S) AND COVERING THE ABOVE-MENTIONED PROPERTY, THE UNDERSIGNED HEREBY AGREE AS FOLLOWS: 
7. OCCUPANCY PERMIT
a} The Seller will complete all work for which a building permit will be issued and will provide the Buyer

with an unconditional occupancy permit prior to the completion date, which shalt be deemed substantial
completion.

b) If the occupancy permit is to be or is obtained earlier than the Completion Date, the Seller may
advance the closing to a date on which the parties mutually agree.

c) If the occupancy permit is not expected to be available prior to the agreed Completion Date, the
Seller may change the Completion Date and Possession Date unilaterally by providing notice to the
Buyer. The Seller may subsequently extend the Completion Date one or more times, provided however
that in no case may the eventual amended Completion Date be later than 180 days following the
original Completion Date. Notice of an Initial extension must be given at least 30 days prior to the
previously agreed Completion Date.

8. HOLDBACK
The Sellers lawyer, Nan Aulakh of Dinning Hunter Jackson Law shall hold back the amount (if
any) required by the Builders Lien Act and the Strata Property Act, at Completion. The Sellers lawyer
may invest the holdback in an interest-bearing trust account with interest accruing to the benefit of the
Seller. At the end of the holdback period, the Sellers solicitor shall pay the Seller the Holdback plus any
interest less the amount of any Builders Lien claims filed against the property .
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BUYER 

PRINT NAME 

WITNESS 

• 
SELLER 

Paradise Homes Ltd. Inc. No 621496 
PRINT NAME 

WITNESS 

BUYER 

PRINT NAME 

WITNESS 

SELLER 

PRINT NAME 

WITNESS 

• 
BUYER 

PRINT NAME 

WITNESS 

• 
SELLER 

PRINT NAME 

WITNESS 

• 
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PAGE .E_ of _1§__ PAGES 

CONTRACT OF PURCHASE AND SALE ADDENDUM/ AMENDMENT 

MLS® NO: _________________ DATE: _________________ _ 

RE: ADDRESS: ____ 9_2_4 ___ J_e_n_ki_n_s _A _ve_n_u_e __________ V_ic_to_ri_a ___________ B_C_V_9_B_2N_7_ 

LEGAL DESCRIPTION: _St_ra_t_a_L_o_t __ o _f ._pr_o
..._

p_os_e_d_s_u_b_d_iv_is_io_n_of_L_o_t_4_1
_,__
, _P_la_n_1_2_2_0_3,

'-
S_e_ct_i_o_n_8_0

_,__
, _E_sq

_,_
u_i_m_a_lt_L_a_nd_D_is_t_rict_ 

Pl D: Pending Registration OTHER PID(S): _______________ _ 

ADDENDUM TO/ AMENDMENT MADE FURTHER TO AND FORMING PART OF THE CONTRACT OF PURCHASE AND SALE 

DATED ___________ MADE BETWEEN ___________________ _ 

______________________________ .AS BUYER{S),AND 

Paradise Home s Ltd. Inc. No 621498 

AS SELLER(S) AND COVERING THE ABOVE-MENTIONED PROPERTY, THE UNDERSIGNED HEREBY AGREE AS FOLLOWS: 
9. DEVELOPERS USE

The Buyer irrevocably consents to the developer to use any units the developer owns in the development
for display suites, storage or other purposes, and that the developer may use any common property for
construction or storage until the completion of construction and warranty work in relation to the
development, and that the developer may carry on any promotional activities to sell or rent such units, for
so long as the developer owns any part of the development.

10. ASSIGNMENT OF CONTRACT
a) Without the developer's prior consent, any assignment of a purchase agreement is prohibited.

(i) 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.
(ii) Each proposed party to an assignment agreement must provide the developer with the information
and records required under the Real Estate Development Marketing Act.
(iii) 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:

(a) the party's identity;
(b) the party's contact and business information;
(c) the terms of the assignment agreement.

•==-----�Bu'"'v""E=R-------------=- BUYER
•

PRINT NAME PRINT NAME 

WITNESS WITNESS 

BUYER 

PRINT NAME 

WITNESS 
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-

SELLER 

Paradise Homes Ltd. Inc. No 621498 
PRINT NAME PRINT NAME 

WITNESS WITNESS 

PRINT NAME 

WITNESS 
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CONTRACT OF PURCHASE AND SALE ADDENDUM/ AMENDMENT 

MLS® NO: _________________ DATE: _________________ _ 

RE: ADDRESS: ___ ....:;9.;;;;24..;.__--=-Je=nc.;.k;.;..in=s-=-A.;.c.v""'en..:..;:u:..;;e ________ ____,;;V..;.;ict;.:;o::..:.r""ia�---------=B;...::;C�V-=-9=-.: B:;;..;;::;2N:..:.7,_ 

LEGAL DESCRIPTION: _S_tr_ata_L_o_t __ o_f.._p_ro�p_o_se_d_su_b_d_iv_is _i_o_n_o_f _Lo_t_4_1..._, _P_la_n_1_2_2_0_3�, S_e_ct_io_n_8_0�, _E_sg�u_i _m_a_lt_L_a_n_d_D_is_t_rict_ 

PID: Pending Registration OTHER PID(S): _______________ _ 

ADDENDUM TO I AMENDMENT MADE FURTHER TO AND FORMING PART OF THE CONTRACT OF PURCHASE AND SALE 

DATED MADE BETWEEN 

AS BUYER(S), AND 

Paradise Homes Ltd. Inc. No 621498 

AS SELLER(S) AND COVERING THE ABOVE-MENTIONED PROPERTY, THE UNDERSIGNED HEREBY AGREE AS FOLLOWS: 
iv) a 2% assignment fee shall be charged by the Seller and payable by Buyer prior to obtaining signed

consent 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.

11. OWNERS DISCLOURE
The Buyer has signed a Disdosure of Interest in Trade prior to executing this contract, indicating the
Buyer Is aware that Gary Brown is part owner of Paradise Homes Ltd. Inc. No 621498

12. ADDITIONAL ENCUMBRANCES
The Buyer acknowledges that it is the Buyers responsibility to understand and accept the legal effect of
any notations and charges which remain on the title to the property after completion date. In addition to
those things set out in clause 9 of the contract of Purchase and Sale, permitted encumbrances shall
include registered or pending restrictive covenants, easements, rights of ways, building schemes and
other charges on title to the property as at the Completion date.

13. PROPERTY PURCHASE TAX
The Buyer is aware that the Provincial Property Purchase Tax of 1 % on the first $200,000 and 2% of the
portion of the fair market value greater than $200,000 is payable by the Buyer, calculated on the fair
market value of the property, unless the Buyer qualifies for an exemption.

• 
BUYER 

PRINT NAME 

WITNESS 

• 
SELLER 
Paradiso Homes Ltd. Inc. No 621498 
PRINT NAME 

WITNESS 

BUYER 

PRINT NAME 

WITNESS 

SELLER 

PRINT NAME 

WITNESS 

• 
BUYER 
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WITNESS 
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SELLER 
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WITNESS 
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CONTRACT OF PURCHASE AND SALE ADDENDUM/ AMENDMENT 

MLS® NO: _________________ DATE: _________________ _ 

RE: ADDRESS: -----=9=2:..:.4 __ -=.J.=.cen_;.;.k;;;.;.in=-=s-=-A.:.:.v-=-en:.:.:u=-=e'-----------=V..:.:ict:.::o::.:.n=-=·a'-------------=B;._:C'---=-V.=.c9B=-=2:..:.N7'---
LEGAL DESCRIPTION: Strata Lot of proposed subdivision of Lot 41, Plan 12203, Section 80, Esguimalt Land District 

PID: Pending Registration OTHER PID(S): _________________ _ 

ADDENDUM TO/ AMENDMENT MADE FURTHER TO AND FORMING PART OF THE CONTRACT OF PURCHASE AND SALE 

DATED ___________ MADE BElWEEN __________________ _ 

------------------------------�AS BUYER(S), AND 

Paradise Homes Ltd. Inc. No 621498 

AS SELLER(S) AND COVERING THE ABOVE-MENTIONED PROPERTY, THE UNDERSIGNED HEREBY AGREE AS FOLLOWS: 

14. FINANCING
Subject to the Buyer obtaining satisfactory financing on or before
This condition is for the sole benefit of the Buyer .
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PRINT NAME PRINT NAME 

WITNESS WITNESS 

BUYER 
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WITNESS 

• �-----=- • 
�SE�L�LE

=

R-
----------------- SELLER SELLER 

Paradise Homes Ltd. Inc. No 621498 
PRINT NAME PRINT NAME 

WITNESS WITNESS 

PRINT NAME 

WITNESS 
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