SINGLE FAMILY HOME SITES - TOUCHSTONE AT GOSPEL ROCK

DISCLOSURE STATEMENT
REAL ESTATE DEVELOPMENT MARKETING ACT OF BRITISH COLUMBIA

June 27, 2024

Disclosure Statement with respect to an offering by TLI LIMITED PARTNERSHIP (the
“Partnership”) and GREENLANE HOMES LTD. (the “Registered Owner” and together with the
Partnership, the “Developer”) for the sale of subdivision lots in the development known as
“Single Family Home Sites — Touchstone at Gospel Rock” (the “Development”), to be
constructed on certain lands and premises located in Gibsons, British Columbia.

DEVELOPER
Name of each party comprising TLI Limited Partnership and Greenlane Homes Ltd.
the Developer:
Business Address and Address 971 Venture Way
for Service of each party Gibsons, BC VON 1V7

comprising the Developer:

BROKERAGE OF DEVELOPER

Name: rareEarth Project Marketing (the “Vendor’s Real
Estate Agent”)
Business Address: 502 — 134 Abbott Street

Vancouver, BC V6B 2K4

In addition to using the Vendor's Real Estate Agent to market the Lots (as defined in
subsection 2.1(b)) in the Development, the Developer may also utilize the services of other
licensed realtors, additional or replacement agents and sub-agents, the Vendor's Real Estate
Agent may appoint sub-agents, and the Developer reserves the right to market the Lots itself.
Any employees of the Developer who market the Lots on behalf of the Developer may not be
licensed under the Real Estate Services Act (British Columbia). The Vendor’s Real Estate Agent,
any additional or replacements agents or sub-agents, and any employees of the Developer
marketing the Strata Lots are not acting on behalf of purchasers.

This Disclosure Statement relates to a development property that is not yet completed.
Please refer to section 7.2 for information on the purchase agreement. That information
has been drawn to the attention of

who has confirmed that

fact by initialling the space provided here

DISCLAIMER

THE DISCLOSURE STATEMENT HAS BEEN FILED WITH THE SUPERINTENDENT OF REAL ESTATE, BUT
NEITHER THE SUPERINTENDENT OF REAL ESTATE, 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 (BRITISH COLUMBIA). IT IS THE RESPONSIBILITY OF THE
DEVELOPER TO DISCLOSE PLAINLY ALL MATERIAL FACTS, WITHOUT MISREPRESENTATION.
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RIGHT OF RESCISSION

Under section 21 of the Real Estate Development Marketing Act (British Columbia), the purchaser
or lessee of a development unit may rescind (cancel) the contract of purchase and sale or contract
to lease by serving written notice on the Developer or the Developer’s brokerage, within seven 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:

The Developer at the address shown in the disclosure statement received by the purchaser;
The Developer at the address shown in the purchaser’s purchase agreement;

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

The Developer’s brokerage, if any, at the address shown in the purchaser’s purchase agreement.

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

Section 21 also provides that, subject to certain exceptions and conditions, a purchaser of a
development unit may rescind a purchase agreement by serving a written notice of rescission on
the developer or the developer’s brokerage: (1) if the purchaser is entitled to a disclosure statement
for the Development but does not receive the disclosure statement; or (2) if all of the following
apply: (a) the purchaser does not receive an amendment to this Disclosure Statement which it was
entitled to receive; (b) the amendment relates to or would have related to a fact or proposal to do
something that is a material fact; (c) the amendment relates to or would have related to a fact or
proposal to do something that was or would have been reasonably relevant to the purchaser in
deciding to enter into the purchase agreement; and (d) no more than one year has elapsed after the
transfer of title to the development unit to the purchaser. The foregoing rights of rescission apply
regardless of whether title to the development unit has been transferred.
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REAL ESTATE DEVELOPMENT MARKETING ACT (BRITISH COLUMBIA)
REQUIREMENTS

(Policy Statement 6)

Policy Statement 6 issued by the Superintendent of Real Estate pursuant to the Real Estate
Development Marketing Act (British Columbia) requires that in order for a developer to market a
development unit before obtaining a satisfactory financing commitment:

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

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

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

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

Additionally, the developer must provide written notice without delay to the
superintendent if, during the 12-month period, all units in the development property being
marketed under amended Policy Statement 6 are sold or the developer has decided not
to proceed with the development.

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

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

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

(iii) All deposits paid by a purchaser, including interest earned if applicable, will be
returned promptly to the purchaser upon notice of cancellation from the
purchaser.

Please see section 6.2 below in respect of the above requirements.
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1.1

1.2

1.3

1.4

1.5

THE DEVELOPER
The Developer

(a) The Partnership is a limited partnership formed under the laws of British Columbia
pursuant to a Certificate of Limited Partnership filed on July 18, 2017 under
LP724026.

(b) The general partner of the Partnership is currently the Registered Owner; however,
the Partnership intends to appoint a company to be affiliated (as defined under the
Business Corporations Act (British Columbia) with the Registered Owner to
replace the Registered Owner as the general partner of the Partnership.

(c) The Registered Owner is a company incorporated under the Business
Corporations Act (British Columbia) on August 4, 2016 under incorporation
number BC1085102.

Purpose of Formation

The Partnership was formed to acquire the Parent Property (as defined in section 4.1), to
develop the Development and market the Lots.

The only assets of the Partnership are the beneficial interest in the Parent Property, as
the same may be subdivided from time to time. Prior to or upon the deposit of the Phase
1C Subdivision Plan (as defined in subsection 4.1(d)), the Partnership intends to transfer
its beneficial ownership in the Remainder Lands (as defined in subsection 4.1(d)), or
portions thereof, to one or more partnerships or legal entities which may or may not be
related to or affiliated with the Partnership to develop the Remainder Lands.

The Registered Owner was incorporated to hold titles to the Parent Property, as the same
may be subdivided from time to time, as nominee, agent and bare trustee for the
Partnership and other partnerships and legal entities related to or affiliated with the
Partnership, as applicable. The Registered Owner does not, and will not, have any
beneficial interest in the Parent Property, the Lots, the Remainder Lands, or any other
lands or assets whatsoever.

Registered and Records Office

The registered office of the Partnership and the registered and records office of the
Registered Owner (which is also the general partner of the Partnership) is Suite 2500, 666
Burrard Street, Vancouver, BC V6C 2X8.

Directors of the Developer

The sole director of the Registered Owner is Yan Ji.

Real Estate Experience of the Developer

(a) The following is a description of the nature and extent of the experience that the

Developer and the directors and officers of the Registered Owner have in the real
estate development industry:
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(i) The Partnership was formed specifically to acquire the Parent Property, to
develop the Development and to market the Lots. Accordingly, the
Partnership has not undertaken any other real estate developments.

(i) The Registered Owner was incorporated to hold registered titles to the
Parent Property, as nominee, agent and bare trustee for and on behalf of
the Partnership and accordingly, has not undertaken any other real estate
developments.

(iii) Yan Ji, being the sole director of the Registered Owner, has over four (4)
years of experience in developing residential real estate in the Sunshine
Coast Regional District as well as over ten (10) years of experience in
developing residential real estate internationally.

(b) To the best of the Developer's knowledge, neither the Partnership nor the
Registered Owner, nor any principal holder of the Partnership or the Registered
Owner, nor any of the directors and officers of the Registered Owner or any
principal holder of the Partnership or the Registered Owner, within the ten (10)
years before the date of the Developer’s declaration attached to this Disclosure
Statement, has been subject to any penalties or sanctions imposed by a court or
regulatory authority, relating to the sale, lease, promotion or management of real
estate or securities, or to lending money secured by a mortgage of land, or to
arranging, administering or dealing in mortgages of land, or to theft or fraud.

(c) To the best of the Developer's knowledge, neither the Partnership nor the
Registered Owner, nor any principal holder of the Partnership or the Registered
Owner, nor any of the directors and officers of the Registered Owner or any
principal holder of the Partnership or the Registered Owner, within the last five (5)
years before the date of the Developer’s declaration attached to this Disclosure
Statement, has been declared bankrupt or made a voluntary assignment in
bankruptcy, made a proposal under any legislation relating to bankruptcy or
insolvency and has not 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.

(d) To the best of the Developer’s knowledge, no director, officer or principal holder of
the Partnership or the Registered Owner, nor any director or officer of any principal
holder of the Partnership or the Registered Owner, within the five (5) years prior to
the date of the Developer’s declaration attached to this Disclosure Statement, has
been a director, officer or principal holder of any other developer that, while that
person was acting in that capacity, that other developer:

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

(i) was declared bankrupt or made a voluntary assignment in bankruptcy,

made a proposal under any legislation relating to bankruptcy or
insolvency or was subject to or instituted any proceedings, arrangement
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or compromise with creditors or had a receiver, receiver manager or
trustee appointed to hold its assets.

1.6 Conflicts of Interest

The Developer is not aware of any existing or potential conflicts of interest among the
Developer, manager, any directors, officers and principal holders of the Developer and
manager, any directors and officers of the principal holders and, to the best of the
Developer's knowledge, any person providing goods or services to the Developer,
manager or holders of the development units in connection with the Development which
could reasonably be expected to affect a purchaser’s decision to purchase, except for the
following:

(a) following completion of the Development, the Developer, a limited partnership (the
general partner of which is related to or affiliated with the Developer), or any other
entity affiliated with the Developer (each a “Related Developer” and if more than
one, the “Related Developers”) may elect to retain any of the Lots and may use,
occupy, lease or transfer such Lots on terms established by such parties;

(b) prior to completion of the Development, the Partnership intends to transfer its
beneficial ownership of the Remainder Lands, or portions thereof, to one of more
Related Developers;

(c) it is intended that the Developer and one or more Related Developers will develop
the Parent Property, and will construct buildings and other improvements thereon
which, together with the Development will comprise a master planned community
known as “Touchstone at Gospel Rock” (the “Community”). Easements (which
may be reciprocal) between the Development and the Future Projects (as defined
in subsection 2.1(c)) providing for, among other things, access to and use of
certain common and/or shared utility systems and common facilities, and a cost
sharing agreement providing for the apportionment of costs between the
Development and the Future Projects, may be registered on title to the Parent
Property and the Lots in order to facilitate the integration of the Development and
the Future Projects as a master planned community, and any sharing of common
and/or shared roadways, utility systems and common facilities, to the extent
applicable between the Development and the Future Projects. The Developer will
establish the manner and extent to which such shared use and costs will be shared
between the Development and the Future Projects on a fair and equitable basis;

(d) the Developer may in its sole discretion, elect to form, or cause a Related
Developer to form, the Community Association (as defined in subsection 7.4(c)) to
administer and manage, maintain and operate among other things, any signage
for the Community, shared roadways, facilities, utility works, if applicable
(collectively, the “Community Facilities”) and one or more of the Developer or
Related Developers may retain control of or votes in the Community Association
for a period of time during and following completion of construction of the
Development and the Future Projects;

(e) the Developer will require a purchaser of a Lot to grant to the Registered Owner
or its affiliate an option to purchase the Lot if the Purchaser does not take steps to
commence and complete construction of the principal dwelling on the Lot within
the times specified in the option to purchase, as more particularly described in
subsection 4.4(k); and
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it is intended that the Developer, the Related Developers and their respective
marketing agents and employees, will be entitled to carry out, for such period as
the Developer determines to be necessary or desirable in connection with the
marketing of the Development and any Future Projects (as defined in subsection
7.4(a)), certain marketing, leasing and sales activities within the Development and
any Lots owned or leased by the Developer.

GENERAL DESCRIPTION

General Description of the Development

(a)

(b)

Location of the Development

The Development will be located in the Town of Gibsons, British Columbia within
a portion of the Parent Property.

The current civic address of the Parent Property, from which the Lots will be
subdivided, is currently 692 Gower Point Road, Gibsons, British Columbia. The
civic addresses for the Lots will be determined by the Developer or as required by
the Town. The Developer reserves the right to change the name of the
Development and to change the civic addresses and lot numbers of the Lots, in its
sole discretion or at the request of the Town. As a consequence of any such
changes, the addresses and lot numbers assigned to any of the Lots may change.

The legal description of the Parent Property is set out in section 4.1.

General Description of the Development and the Lots

The Development is currently expected to consist of a total of fifty-five (55) single-
family home lots (individually, a “Lot” and collectively, the “Lots”). It is expected that
all of the Lots will be for residential use. All of the Lots are being marketed by the
Developer pursuant to this Disclosure Statement.

Each Lot will be a separate legal parcel and will be owned individually.

Titles for the individual Lots will be created by the deposit in the Vancouver/New
Westminster Land Title Office (the “Land Title Office”) of one or more final
surveyed subdivision plans (each a “Subdivision Plan” and collectively, the
“Subdivision Plans”) with respect to the Parent Property. Titles to the Lots are
expected to be created in three (3) phases (“Phase 1A”, “Phase 1B” and “Phase
1C”, respectively, individually a “Subdivision Phase” and collectively, the
“Subdivision Phases”). The following is a description of the number of Lots
currently expected to be created in each Subdivision Phase:

Subdivision Phase Number of Lots
Phase 1A 23
Phase 1B 26
Phase 1C 6

The preliminary subdivision plans (each, a “Preliminary Plan” and collectively, the
“Preliminary Plans”) for Phase 1A, Phase 1B and Phase 1C showing the
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proposed layout of the Development and the dimensions, lot lines, locations and
areas of the Lots are attached as Exhibit A-1, Exhibit A-2 and Exhibit A-3 to this
Disclosure Statement. The actual layout, dimensions, lot lines, location and areas
of the Lots as surveyed may vary from what is depicted on the Preliminary Plans,
which is based on architectural and engineering drawings.

Each Lot will be owned individually by the purchaser of such Lot.

The Developer reserves the right to amend the size and number of the Lots from
that shown on the Preliminary Plan, to combine two or more Lots into a single Lot,
to consolidate and/or divide any of the Lots. As a consequence of any such
changes, the addresses and lot numbers assigned to any of the Lots may change.

(c) Community and Future Projects

The Development will be the first development constructed and forming part of the
Community to be located on approximately 47 acres of land, spanning from the
Chaster/Shaw Road intersection to Gower Point Road at the northeastern point to
the Georgia Strait/ Salish Sea waterfront at the south. It is intended that the
Community will consist of a number of different neighbourhoods, comprising of
strata developments, townhouses and a hotel, to be developed in phases. The
expected layout of the Community to be constructed on the Parent Property is
depicted in the current master concept plan attached to this Disclosure Statement
as Exhibit B (the “Concept Plan”). The Developer and Related Developers intend
to construct the Community as generally shown on the Concept Plan; however, the
phasing, size, location and configuration of future components of the Community
are subject to change at the discretion of the Developer and/or one of more of the
Related Developers, or as required by the Town, all without compensation or notice
to the purchasers of the Lots.

Subject to the last paragraph of this subsection 2.1(c), it is intended that the
Community will be developed in phases and will consist of the Development and
other separate projects located on separate legal parcels (each a “Future Project’
and collectively, the “Future Projects”):

(i) the first phase of the development of the Community will include:
A. the Development;
B. a strata residential low-rise condominium building consisting of

approximately 49 strata lots;

C. one townhouse complex consisting of approximately 48
townhouses;

D. the Conservation Area; and

E. a commercially operated hotel for short-term  guest

accommodations (the “Hotel”),
to be developed upon the lands generally shown as “Phase 1A”, “Phase

1B” and “Phase 1C” on the Concept Plan, as the same may be subdivided
from time to time (the “Phase 1 Lands”);
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2.2

(i) the second phase of the development of the Community will include one
townhouse complex and one strata residential low-rise condominium
building, to be developed upon the lands generally shown as “Phase 2”
on the Concept Plan, as the same may be subdivided from time to time
(the “Phase 2 Lands”); and

(iii) the third phase of the development of the Community will include one
townhouse complex and one strata residential low-rise condominium
building, to be developed upon the lands generally shown as “Phase 3”
on the Concept Plan, as the same may be subdivided from time to time
(the “Phase 3 Lands”).

The Development and the Future Projects may share certain common facilities,
which may be administered by the Community Association, if formed.

The Future Projects may be developed at any time by the Developer, one or more
Related Developers or if the Developer decides to sell the Remainder Lands or
part thereof to one or more unrelated developers (the “Future Projects Owners”).
It is anticipated that the construction of each of the Future Projects will-commence
and complete at different times in the future. The timing for developing the Future
Projects has not yet been determined, and may change from time to time, as
determined by the applicable Future Projects Owner(s), in its or their sole
discretion, and, without limiting the foregoing, the timing for constructing any of the
Future Projects may be advanced or delayed from time to time. The Future
Projects Owner(s) may elect, in their sole discretion, not to proceed with the
development of the Future Projects or any of them. The Future Projects Owner(s)
may also make changes to the proposed uses, form and configuration of the Future
Projects and to the Community generally, subject to any requirements of the Town
of Gibsons (the “Town”).

Permitted Use

The Parent Property on which the Development is to be constructed is zoned as
Comprehensive Development Area Zone 4 (“CDA-4") pursuant to the Town’s Gospel Rock
Village Amendment Bylaw No. 1065-43, 2018 (the “Zoning Amendment Bylaw”), a copy
of which is attached hereto as Exhibit C, which amends the Town’s Zoning Bylaw No.
1065, 2007 (the “Zoning Bylaw”). The Zoning Amendment Bylaw permits the form of the
development of the Community as a mix of residential and commercial guest
accommodation uses and a small commercial use area to support a compact, pedestrian-
oriented community.

The Development is located within Sub Areas 3, 4, 5 and 6 of CDA-4, as shown on
Schedule “H” attached to the Zoning Amendment Bylaw, which are subject to the zoning
regulations for the Single Family and Two Family Residential Zone 5 (R-5), the Custom
Single and Two Family Residential Zone 3 (R-3) and the Custom Single Family Residential
Zone 2 (R-2) (collectively, the “Applicable Zoning”). The permissible use of the Lots
intended by the Developer is single-family dwelling, limited to one principal building, on a
Lot, which use is permitted under the Applicable Zoning.

Under the Applicable Zoning, there may be other permissible uses of the Lots and the
Development beyond those intended by the Developer and described above, such as
duplexes. The Applicable Zoning does not currently permit the construction of secondary
suites within Sub Areas 5 and 6 of the CDA; however, the Town has advised the Developer
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that the Zoning Bylaw may be further amended by Zoning Amendment Bylaw No. 1065-
79, 2024 (the “Proposed Zoning Bylaw Amendment”), a copy of which is attached as
Exhibit D to this Disclosure Statement, which Proposed Zoning Bylaw Amendment
achieved first reading on May 7, 2024, to permit the construction of one secondary suite
within Subareas 5 and 6 of the CDA. Purchasers of Lots should determine whether their
intended use of a Lot is permitted by the Zoning Amendment Bylaw. For more information
relating to the zoning requirements applicable to the Development and all permissible uses
applicable to the Lots, purchasers are advised as follows:

(a) A full copy of the Zoning Bylaw is available for viewing on the Town’s bylaw website
at https://gibsons.civicweb.net/filepro/documents/108/?preview=89468 and is
subject to change by the Town (purchasers should be aware that the Town’s
website is updated from time to time and may, at any time, not be up to date).

(b) Purchasers may contact the Town for more information about zoning as follows:

The Town of Gibsons

Planning and Development Department
474 South Fletcher Road, Box 340
Gibsons, BC VON 1V0

Tel:  604-886-2274.

The above contact information is current as of the date of this Disclosure Statement. If a
purchaser calls the above number or uses the above address and they are no longer
correct, or finds that this information is no longer accurate, the purchaser should contact
the Town and ask to speak with someone knowledgeable or familiar about zoning in the
Development.

Building Construction
(a) Construction

Purchasers of Lots are responsible to review the bylaws, rules, regulations and other
requirements of the Town and any other applicable governmental authorities with respect
to the requirements for the approval of any construction proposed by the purchasers on
the Lots and to ensure compliance with same, and the Developer will be under no
obligation to the purchasers in connection therewith. Each purchaser of a Lot will be
entirely responsible for the construction of any improvements on the purchaser's Lot and
payment of any fees or charges payable in connection with any construction on the Lots,
including, but not limited to, building permit fees, plumbing permit fees, inspection fees,
and connection fees for any services or utilities. A building permit is required from the
Town in order to construct improvements upon a Lot and a purchaser of a Lot must make
application for and obtain a building permit prior to the commencement of construction of
an improvement on a Lot.

(b) Statutory Building Scheme

Construction of any improvement on the Lots will be regulated by a Statutory Building
Scheme (the "Statutory Building Scheme") that will ensure compatible design elements
to unify the exterior appearance of the buildings and the structures within the
Development. The Statutory Building Scheme will be registered against titles to the Lots
and will contain restrictions applicable to the construction of improvements on the Lots.
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The Statutory Building Scheme contains a schedule of restrictions (the “Schedule of
Restrictions”) and the design guidelines (the “Design Guidelines”), both of which are
attached to this Disclosure Statement as Exhibit E.

Prior to commencement of construction of any improvements on the Lots, plans and
specifications for construction of the principal dwelling on the Lot (the “Plans and Specs”)
must be submitted to the Developer or other designate identified in the Statutory Building
Scheme for approval (the “Approving Authority”) pursuant to the Statutory Building
Scheme. The purchaser will have to submit approval fees and deposits in accordance with
the Statutory Building Scheme. The Statutory Building Scheme establishes the procedure
for plan approval and requirements for such matters as building height, exterior colour and
finishes, roof materials and treatments, landscaping, fencing, parking, driveways, building
siting, lot clearing, tree cutting as well as building footprints, lot access, garages and
parking, landscape retaining walls, building massing and envelope, roof design and
materials, entries, porches and decks, windows and doors, fascias and gutters, exterior
finishes, sustainable green building design, soft landscaping, boulevards, front yards,
fences, hard surfaces and bear proofing.

The Design Guidelines also contain requirements for completion of construction of the
purchaser's improvements on the Lot and completion of landscaping on the Lot within
specified time frames as noted below.

Purchasers of the Lots will be required to pay a damage deposit in the amount of $5,000
(the “Damage Deposit”’), as security against any damage caused by caused by such
purchaser or its contractors or agents to the existing infrastructure in the Community,
including any servicing works or utilities constructed or installed by the Developer
(collectively, the “Developer Works”), and a compliance deposit in the amount of $5,000
(the “Compliance Deposit”) to ensure compliance by such purchaser with the Statutory
Building Scheme, which Damage Deposit and Compliance Deposit will be payable to the
Approving Authority or its solicitors in trust (the “Building Scheme Deposit Holder”), as
directed by the Approving Authority, upon completion of the purchase of the Lot by the
purchaser.

The Damage Deposit will be held by the Building Scheme Deposit Holder and released to
the owner of the Lot upon completion of construction of the buildings, improvements,
landscaping or other works on the Lot (collectively, the “Improvements”) by the purchaser
and inspection of the completed Improvements together with the Developer Works by the
Approving Authority and confirmation that no damage has been caused by such owner,
its contractors or agents. The Compliance Deposit will be held by the Building Scheme
Deposit Holder until the final occupancy permit is issued by the Town and the Approving
Authority is satisfied that the Improvements constructed by the owner of the Lot conforms
to the Statutory Building Scheme.

If any damage has been caused by the owner of the Lot or its contractor or agents, the
Damage Deposit will be automatically forfeited to the Approving Authority, without
prejudice to any other rights or remedies against such owner. If the owner of a Lot does
not comply with the Statutory Building Scheme in constructing the Improvements, the
Compliance Deposit will be automatically forfeited to the Approving Authority, without
prejudice to any other rights or remedies against such owner. The Damage Deposit and
the Compliance Deposit will be held without interest.

Prospective purchasers should review the Schedule of Restrictions and Design Guidelines
carefully in order to become fully familiar with the building restrictions applicable to the
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3.1

4.1

Lots. The Developer may amend the Schedule of Restrictions and the Design Guidelines
from time to time and it is the purchaser's responsibility to ensure that it has the most
current version of the Design Guidelines at the time the purchaser submits materials for
approval pursuant to the Statutory Building Scheme. The Statutory Building Scheme
continues to govern following purchase of a Lot by the purchaser.

(c) Model Homes

The Developer may, at its sole and absolute discretion, construct model homes on certain
Lots (collectively, the “Model Homes” and each a “Model Home”) and offer the Model
Homes for sale together with those Lots as-is, where-is. The Developer may agree to
construct a Model Home for a purchaser of a Lot and the Developer and/or a related entity
to the Developer may enter into a standalone construction agreement or an addendum to
the Purchase Agreement (as defined in section 7.2), with respect to the construction of
the Model Home.

SERVICING INFORMATION
Utilities and Services

The Development will be serviced by water and sewer utilities, a stormwater management
system, electricity, natural gas, fire protection, fibre optic, road access, which facilities and
systems have been or will be installed or completed by the Developer or the respective
service provider up to the property line of the Lot.

The wires, cables and other equipment (the “Telecommunications Equipment”) for the
provision of telephone, cablevision, internet and certain other future telecommunication
services may be owned by the supplier of such services.

The purchaser will be responsible for payment of hook-up and other charges payable to
the utility suppliers. The Developer has not entered into any contracts with respect to the
provision of utility services to the Development other than the existing and proposed
encumbrances and covenants set out in sections 4.3 and 4.3(c)(i) and the agreements set
out in this section 3.1, but the Developer reserves the right to do so. The Developer may
enter into agreements, covenants, easements and/or statutory rights of way with and/or in
favour of the Town, public utilities or other entities (which may be related to the Developer)
with respect to the provision of utilities including, without limitation, the provision of
telecommunication services (including cable television and internet) to the Development.

TITLE AND LEGAL MATTERS
Legal Description

(a) The Community will be developed on certain lands located in Gibsons, British
Columbia and currently legally described as:

Parcel Identifier: 010-827-200
Block 7 District Lot 842 Plan 6755 except Plan EPP111764;

(the “Parent Property”).

(b) Upon deposit of the Subdivision Plan (the “Phase 1A Subdivision Plan”) for
Phase 1A of the Development in the Land Title Office, a portion of the Parent
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4.2

Property will be subdivided to create the Lots in Phase 1A. It is anticipated that the
legal description of the Lots in Phase 1A will be generally as follows:

Lots 40 — 66

Block 7

District Lot 842

New Westminster District
Plan EPP

The plan number for the Phase 1A Subdivision Plan will be assigned prior to the
Phase 1A Subdivision Plan being deposited in the Land Title Office.

Upon deposit of the Subdivision Plan for Phase 1B of the Development (the
“‘Phase 1B Subdivision Plan”) in the Land Title Office, a portion of the remainder
of the Parent Property will be subdivided to create the Lots in Phase 1B. It is
anticipated that the legal description of the Lots in Phase 1B will be generally as
follows:

Lots 17 — 38

Block 7

District Lot 842

New Westminster District
Plan EPP

The plan number for the Phase 1B Subdivision Plan will be assigned prior to the
Phase 1B Subdivision Plan being deposited in the Land Title Office.

Upon deposit of the Subdivision Plan for Phase 1C of the Development (the
“Phase 1C Subdivision Plan”) in the Land Title Office, a portion of the remainder
of the Parent Property will be subdivided to create the Lots in Phase 1C. It is
anticipated that the legal description of the Lots in Phase 1C will be generally as
follows:

Lots1-6

Block 7

District Lot 842

New Westminster District
Plan

The plan number for the Phase 1C Subdivision Plan will be assigned prior to the
Phase 1C Subdivision Plan being deposited in the Land Title Office. The remainder
of the Parent Property following the deposit of the Phase 1C Subdivision Plan is
herein referred to as the “Remainder Lands”.

Ownership

(@)
(b)

(c)

The Registered Owner is the registered owner of the Parent Property.

The Registered Owner holds or will hold legal title to the Lots as nominee, agent
and bare trustee for and on behalf of the Partnership.

It is anticipated that prior to or upon the Phase 1C Subdivision Plan being filed or
title to the Remainder Lands being created by the filing of a subdivision plan, the
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Partnership will transfer its beneficial interest in the remainder of the Parent
Property or the Remainder Lands to one or more Related Developers and upon
the completion of such transfer, the Registered Owner will hold legal title to the
remainder of the Parent Property and/or the Remainder Lands as nominee, agent
and bare trustee for such transferee, and the Partnership will no longer have any
beneficial interest in the remainder of the Parent Property nor any Remainder
Lands.

4.3 Existing Encumbrances and Legal Notations
The following legal notations and encumbrances are presently registered against title to
the Parent Property and, unless otherwise indicated, will remain registered against title to
the Lots:

(a) Legal Notations

(i) This Title May be Affected by a Permit Under Part 14 of the Local
Government Act, See CA7984263

This notation is a notice of permit which indicates the Town issued
Development Permit DP-2018-24 on October 31, 2019.

(i) This Title May be Affected by a Permit Under Part 14 of the Local
Government Act, See CA7984264

This notation is a notice of permit which indicates the Town issued
Development Permit DP-2018-25 on October 31, 2019.

(iii) This Title May be Affected by a Permit Under Part 14 of the Local
Government Act, See CA8293535

This notation is a notice of permit which indicates the Town issued
Development Permit DP-2018-26 on June 18, 2020.

(iv) This Title May be Affected by a Permit Under Part 14 of the Local
Government Act, See CA8519408

This notation is a notice of permit which indicates the Town issued
Development Permit DP-2019-06 on October 19, 2020.

(v) This Title May be Affected by a Permit Under Part 14 of the Local
Government Act, See CA8519478

This notation is a notice of permit which indicates the Town issued
Development Permit DP-2019-08 on October 19, 2020.

(b) Charges, Liens and Interests

(i) Right of Way C11318
This encumbrance is a right of way in favour of the Town and provides

access to that portion of the Parent Property outlined in Plan 12538 to
construct, install and maintain a sewer system.
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(i) Covenant CA7052234

This encumbrance is a covenant (the “Development Covenant”) in favour
of the Town pursuant to section 219 of the Land Title Act (British Columbia)
(the “Land Title Act”) regarding the use, development and subdivision of
the Parent Property into a development containing mixed-use residential
and tourist accommodation and a small area of commercial development,
as a condition for the rezoning of the Parent Property to Comprehensive
Development Area Zone 4. The Development will be completed in three
phases (in this section, each, a “Phase” and collectively, the “Phases”).

A.

{253030-506942-02727148;10}

(1)

All Phases

The following apply to all Phases:

The Development shall be completed substantially in
compliance with the boundaries and order of development
indicated on the phasing plan attached as Schedule A to the
Development Covenant.

Unless otherwise indicated, all obligations included in the
Development Covenant and pertaining to a particular Phase
shall be completed prior to subdivision approval for that
Phase. In that regard, the servicing and stormwater
improvements and sanitary collection system have to be
completed by the Developer. A servicing agreement is
required for each Phase.

10% of the residential units constructed in each Phase shall
be market rate rental housing units (in this section, the
‘Rental Housing Units”). The assortment of unit types,
including bachelor, 1-, 2-, and 3-bedroom units, constructed
as Rental Housing Units shall be based on market
conditions and be to the satisfaction of the Director of
Planning. If Rental Housing Units are located within an
apartment building or other multi-family development, they
must not be stratified unless the Registered Owner provides
assurances to the Town, to the satisfaction of the Director
of Planning, that the Rental Housing Units will, in perpetuity,
be rented as long-term residences. The Town may require
the Registered Owner register a covenant in the Land Title
Office that prohibits strata subdivision of the Rental Housing
Units. The Rental Housing Units must not be used for short
term rental uses.

Road Extension

Chaster Road shall be the primary access route into the

Development until the Shaw-Inglis Road Extension (in this section,

the “Road Extension”) is constructed. A maximum of 250

residential units using Chaster Road as access to and from Pratt
Road may be constructed within the Gospel Rock Neighborhood
Plan area, as defined by the Town's Official Community Plan, prior

12
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to the Road Extension being constructed. If the Registered Owner,
prior to the construction of the Road Extension, seeks rezoning or
subdivision of the Parent Property or any portion thereof, the Town
may require no build covenants be registered at the Land Title
Office over any portion of the Parent Property, if the development
of that portion of the Parent Property would cause the number of
residential units to exceed the cap so established.

The Registered Owner shall commission a study outlining the
planning, design and development of the Road Extension which
includes the construction costs of the Road Extension (in this
section, the "Road Extension Costs").

The Registered Owner shall contribute to the Road Extension
Costs, at the time of subdivision, the amount that is apportioned to
that portion of the Parent Property being subdivided as calculated
by the Town using the information provided in the study.

The Registered Owner agrees that it shall pay all development cost
charges that become attributable to the Parent Property pursuant
to a development cost charges bylaw (in this section, the “DCC
Bylaw”) that may be enacted by the Town after the date of the
Development Covenant. Prior to the approval of the Phase 1
subdivision, the Registered Owner may, in the event that the Town
has not enacted the DCC Bylaw, provide cash-in-lieu for the total
Road Extension Costs allocated to the Parent Property.

Phase 1

(1) Early Development of Sub Area 4

Sub Area 4 may be developed in advance of Phase 1 and
prior to the completion of the subdivision requirements for
Phase 1. Road frontage upgrades to that portion of Gower
Point Road that is adjacent to Sub Area 4 shall be completed
concurrently with the development of Sub Area 4, whether
Sub Area 4 is developed before, after, or concurrently with
Phase 1.

(2) Infrastructure

The Registered Owner shall provide the Town with a
lifecycle cost analysis of relevant water, storm and sanitary
infrastructure which shall include:

a) a determination of infrastructure costs related to the
annual operation and maintenance, as well as end
of service life replacement of proposed upgrades to
the Town's infrastructure that are required to
service the Development and any additional future
development on adjacent parcels; and
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b) the identification of any incremental costs that the
Town and/or property owners would incur if a Local
Area Service (in this section, the “LAS”) were to be
applied to new homes in the Development.

The Town may, subject to Council direction, support an
owner-initiated LAS if, prior to the approval of a subdivision
of the Parent Property, the Registered Owner provides a
petition, in accordance with the requirements of section 212
of the Community Charter (British Columbia), and which has
been certified as sufficient and valid by the Town’s corporate
officer.

The Town, in accordance with section 508 of the Local
Government Act (British Columbia), shall require the
registered owners of parcels who undertake future
developments that will benefit from the servicing and
stormwater infrastructure constructed by the Registered
Owner to enter into Latecomer Agreements.

Works Required for Development of Phase 1

Phase 1 shall include a tourist accommodation building and
a mix of residential units in the form of apartments,
townhouses, and single-family dwellings as shown on
Schedules A and B to the Development Covenant.

The following works have to be constructed by the
Registered Owner:

a) frontage upgrades for all public roads within Phase
1 and the entire section of Chaster Road fronting
the Parent Property;

b) the road structure, six-meter-wide paving, gravel
shoulders and a gravel multi-use path that meets
the collector road standard on that portion of
Chaster Road from the west property line of the
Parent Property to Mahan Road; and

c) a secondary emergency access connection in a
location to the satisfaction of the Town's Approving
Officer.

The Registered Owner shall, prior to completion of the
development of Phase 1, construct to the satisfaction of the
Director of Infrastructure Services, the road surface and
adjacent multi-use path on that portion of Gower Point Road
running from Franklin Road to the Town-Sunshine Coast
Regional District boundary, which will incorporate the design
features and standards described in the Development
Covenant.
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The Registered Owner shall as part of the Phase 1
development, construct certain trails for public access to
parks and the Conservation Area as shown in the
Development Covenant and to grant certain statutory rights
of way over such trails to secure such public access.

D. Phase 2

Phase 2 shall include a mix of residential units in the form of
apartments and townhouses as shown on Schedules A and B of the
Development Covenant. The Registered Owner shall as part of the
Phase 2 development, construct trails for public access to parks and
the Conservation Area as shown in the Development Covenant,
public access to such trails and field markers, plantings, and
signage for all parks.

E. Phase 3

Phase 3 shall include a mix of residential units in the form of
apartments and townhouses as shown on Schedules A and B of the
Development Covenant. The Registered Owner shall as part of the
Phase 3 development, construct certain trails for public access to
parks and the Conservation Area as shown in the Development
Covenant and to grant certain statutory rights of way over such trails
to secure such public access.

(iii) Covenant CA8395331 (as modified by Modification CA8974402)

This encumbrance is a covenant (the “Habitat Covenant”) in favour of the
Town pursuant to section 219 of the Land Title Act, to preserve the wildlife
habitat and other ecological values for a portion of the Parent Property. The
areas outlined in Plan EPP109886 and Plan EPP102323 are preservation
areas (in this section, the “Preservation Area”) which may not be built on,
disturbed or used in any manner which may cause disturbance. At its cost,
the Registered Owner will maintain the Preservation Area in accordance
with the environmental reports attached to the Habitat Covenant as
Schedules B, C, D and E thereto.

(iv) Covenant CA8418359

This encumbrance is a covenant (the “Geotechnical Covenant”) in favour
of the Town pursuant to section 219 of the Land Title Act, to ensure the
Parent Property may be safely used for the purpose set out in the permit
application in spite of the hazards of erosion, land slip or rock falls. The
Geotechnical Covenant provides that no use may be carried on the Parent
Property except for residential use and as permitted by the Town’s zoning
bylaws. No building or structure shall be located, constructed,
reconstructed, moved or extended on the Parent Property except in
accordance Development Permit No. DP-2019-06 and with the five
geotechnical reports attached to the Geotechnical Covenant as Schedules
A, B, C, D, E and F thereto. A copy of the Geotechnical Covenant is
attached as Exhibit G hereto.
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(v) Covenant CA9790723

This encumbrance is a covenant granted pursuant to section 219 of the
Land Title Act and forms part of the protected areas covenant (the
“Protected Area Covenant”) among the Registered Owner, TLC The Land
Conservancy of British Columbia (“TLC”), Sunshine Coast Conservation
Association (“SCCA”) and the Town (TLC, SCCA and the Town collectively,
the “Covenant Holders” hereafter).

The Protected Area Covenant restricts the use, building, development,
subdivision and occupation of a portion of the Parent Property over part in
Plan EPP109886 (the “Conservation Area”) in order to protect, preserve,
conserve, maintain, enhance, restore or keep in its natural or existing state
the flora, fauna, natural features and significant amenities located on the
Conservation Area. Among other restrictions set out and as more
particularly described in the Protected Area Covenant, the Conservation
Area must not be used in a manner which:

A. allows erosion of the Conservation Area to occur;

B. causes or allows fill, rubbish, ashes, garbage, waste,
contaminants or other materials foreign to the Conservation Area
to be deposited in, on or under the Conservation Area;

C. causes or allows any component of the Protected Area, including
soil, gravel or rock, to be disturbed, explored for, moved, removed
from or deposited in the Conservation Area; or

D. causes or allows any indigenous flora in, on or under the
Conservation Area to be cut down, removed, defoliated or in any
way tampered with.

As well, the Conservation Area must not be used for fishing, hunting or the
gathering or grazing of domestic animals, or for any business or commercial
purposes. The Registered Owner may post signage for the purpose of
public safety and information to the public about the Conservation Area.
Public access to the Conservation Area will be limited to the trails located
within the Conservation Area.

The Registered Owner, at its expense, shall create, review and revise every
five to 10 years, a management plan for the Protected Area to be approved
by the Covenant Holders. An ecological baseline report (in this section, the
“‘Report”) is attached as Schedule B to the Protected Area Covenant. The
Report describes the Protected Area and will serve as a baseline for
monitoring compliance with the terms of the Protected Area Covenant.

An endowment of $20,000.00 was paid by the Registered Owner to TLC for
the purpose of applying interest earned towards partial payment of costs
associated with the monitoring and restoration work required. An
administration fee is charged by the Covenant Holders to the Registered
Owner in the amount of the lesser of $500 (subject to future increase) or
the actual cost of staff time and expenses necessary to respond to
requests, plus 10%.
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The Protected Area Covenant contains an indemnity from the Registered
Owner to the Covenant Holders for all liabilities, damages, losses, personal
injury or death, claims and demands arising out of any act or omission,
negligent or otherwise, in the use, occupation and maintenance of the Land
and any natural, historical, heritage, cultural, scientific, environmental,
wildlife or plant life value relating to land.

(vi) Statutory Right of Way CA9790724 and Statutory Right of Way
BB1546979

These encumbrances are statutory rights of way granted in favour of the
Covenant Holders pursuant to Section 218 of the Land Title Act and form
part of the Protected Area Covenant. Statutory Right of Way CA9790724 is
a blanket statutory right of way over the Parent Property and permits the
Covenant Holders to access the Parent Property as necessary for the
operation and maintenance of the Covenant Holders’ obligations under the
Protected Area Covenant.

The statutory right of way is specific to the Conservation Area permitting
each Covenant Holder to enter upon the Conservation Area to inspect,
protect, preserve, maintain, survey and evaluate the Conservation Area.

(vii)  Rent Charge BB1546978

This encumbrance is a rent charge in favour of the Covenant Holders and
forms part of the Protected Area Covenant. The rent charge is granted as
security for the performance of the Registered Owner’s obligations under
the Protected Area Covenant. The rent charge is suspended until the
Registered Owner is in breach of the Protected Area Covenant. It secures
the payment by the Registered Owner to TLC and SCCA of the sum of
$10,000.00 per year, subject to adjustment for each violation occurring
within that year. The amount is to be reassessed annually. In addition, there
is a yearly rent charge monitoring fee in the amount of $1,500.00 due by
the Registered Owner to TLC and SCCA on January 31st of each year.

(viii)  Mortgage CB368615 and Assignment of Rents CB368616

These encumbrances are a mortgage and assignment of rents in favour of
Cenyard Pacific Developments Inc. (“Cenyard”) as to an undivided "
interest and Li Qun Dong (“Dong”) as to an undivided % interest. Please
see subsection 4.3(c)(i) for information concerning the discharge of these
encumbrances.

(c) Discharge of Certain Registered Encumbrances

(i) The Developer will obtain from Cenyard and Dong a partial discharge of
Mortgage CB368615 and Assignment of Rents CB368616 insofar as such
security is not discharged when the Developer obtains construction
financing and insofar as such mortgage and assignment of rents pertain
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to any particular Lot, within a reasonable time following completion of the
sale of such Lot.

4.4 Proposed Encumbrances

In addition to the encumbrances listed in section 4.3, the following encumbrances may be
registered by the Developer against the title to the Parent Property or the Lots:

(a)

(f)

(9

(h)

(i)

the Construction Security (as defined in section 6.2);
the Mezzanine Security (as defined in section 6.2);
the Statutory Building Scheme;

any amendments to, or modifications or replacements of, some or all of the legal
notations, covenants, easements, statutory rights of way and other encumbrances
that are described in section 4.3, whether to accommodate the siting of the
Development and/or any specific requirements of the development permit in
respect of the Development or otherwise;

one or more reciprocal easements among the Lots to permit each Lot owner and/or
the Community Association to enter, labour, go, be, return, pass and re-pass over,
along and across the neighbouring Lots for the purpose of maintaining the
landscaping and retaining walls (including sub-surface retaining walls) located
along the boundaries of the Lots or within the Lots;

one or more reciprocal easements, covenants and/or statutory rights of way or
other agreements, among some or all of the Lots, to permit such Lot owners to
enter, labour, go, be, return, pass and re-pass over, along and across the
neighbouring Lots for the purpose of the construction, installation, maintenance,
repair, upgrade, alteration, operation and servicing of a stormwater drainage
system and stormwater management;

a restrictive covenant imposing building height restrictions with respect to
improvements on the Lot for the benefit of certain neighbouring lands;

any and all statutory rights of way, easements, restrictive covenants, rent charges,
equitable charges or other agreements in favour of the Registered Owner, as
registered owner of the Remainder Lands, or any subdivided portion thereof or in
favour of the Community Association or otherwise, as determined by the Developer
to be necessary or desirable in connection with ensuring ongoing access to, use
of, and payment of costs associated with the Community Facilities by the owners
of the Lots;

any and all such rights of way, easements, restrictive covenants, rights of way,
dedications and other rights or restrictions required by the Town, Sunshine Coast
Regional District, BC Hydro, Telus, Shaw Cablesystems Limited, FortisBC, British
Columbia Transit Authority, Translink or any other applicable governmental
authority, public or private utility or communications company or deemed
necessary or advisable by the Developer or pursuant to any requirements of
subdivision approval, a development permit or building permit, in connection with
the subdivision or servicing of the Parent Property, the Development or
construction of the Lots;
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)] easements in favour of adjoining properties permitting the placement of
underpinning, anchor rods or other support structures below the surface of the
Parent Property, the Remainder Lands or one or more Lots, in order to facilitate
construction on such adjoining properties, support for such properties during and
after such construction and the ability to have the boom of any crane used in the
construction of the development on such properties pass through the air space
above the Parent Property, the Remainder Lands or one or more Lots;

(k) an option to purchase (the “Option to Purchase”) registrable against title to each
Lot in favour of the Developer, pursuant to which the Developer will have an
irrevocable option to purchase the Lot at any time, upon 30 days’ prior written
notice to the owner of the Lot:

(i) if the owner of the Lot has not submitted the Plans and Specs to the
approving authority under the Statutory Building Scheme the Approving
Authority within five (5) years after the initial conveyance of title to the Lot
from the Developer to the purchaser of the Lot;

(i) if the owner of the Lot has not commenced construction of the principal
dwelling on the Lot within twelve (12) months after receiving approval of
the Plans and Specs by the Approving Authority; or

(iii) if the owner of the Lot has not completed construction of the principal
dwelling on the Lot within thirty (30) months after receiving approval of the
Plans and Specs by the Approving Authority.

The Option to Purchase will provide that subject to certain closing adjustments,
should the Developer exercise its right to purchase the Lot under the Option to
Purchase, the purchase price will be the lesser of (A) 90% of the then-fair market
value of the Lot, determined in accordance with the Option to Purchase, and (B)
the purchase price to be paid by the owner to the Developer;

(1 any notice of interest filed under the Builders Lien Act (British Columbia) to warn
other persons that the owner’s interest in the Parent Property is not bound by a
claim of builders lien in respect of improvements on those lands unless the
improvements were undertaken at the express request of the owner. Any such
notation will be discharged from title to each Lot in connection with the transfer of
the Lot to a purchaser;

(m)  any notice that the Parent Property is subject to a development permit issued by
the Town;

(n) any charges to be registered on title to the Lots to facilitate the operation of the
Hotel,

(o) any restrictive covenant to be registered on title to the Lots located within Phase
1C imposing the Setback (as defined in subsection 4.6(a); and

(p) while the Developer is not aware of any pending claims of builders liens and
certificates of pending litigation (collectively, the “Lien Claims”), the Developer
acknowledges that it is not uncommon for the Lien Claims to be registered by third
parties against the title to a development property during the course of the
construction of a development, whether or not such claims are valid. Accordingly,

{253030-506942-02727148;10} 19



4.5

4.6

claims may be registered against title to the Parent Property or the Lots. If any the
Lien Claims are registered, then the Developer will use commercially reasonable
efforts to remove all such Lien Claims. In any event, the Developer will file a
discharge of any Lien Claims registered against title to a Lot with the Land Title
Office prior to or within reasonable time after the closing of the purchase and sale
of that Lot.

The Developer may also accept grants of easements, restrictive covenants or other rights
or charges over neighbouring lands for the benefit of the Parent Property, which
agreements may contain certain cost sharing provisions.

Outstanding or Contingent Litigation or Liabilities

There is no outstanding or contingent litigation or liabilities in respect of the Parent
Property or against the Developer that may affect the Development or the Lot owners of
which the Developer is aware.

Environmental Matters

The Developer is not aware of any dangers relating to flooding, the condition of soil or
subsoil or other environmental matters affecting the Development, except for the following:

(a)

Environmentally Sensitive Areas

The Parent Property contains environmentally sensitive lands, including forested
lands, wildlife corridors and wetlands (the “Environmentally Sensitive Lands”),
and environmentally sensitive marine shore areas (the “Marine Shore Areas”), as
described in the Environmental Impact Assessment Report for the Parent Property
dated April 29, 2019, prepared by Diamond Head Consulting Ltd. (the “Parent
Property EIA”), a copy of which is attached as Exhibit H-1 to this Disclosure
Statement and as described in the Environmental Impact Assessment Report for
the portion of the Parent Property located within Phase 1C of the Development
dated February 27, 2019, prepared by Diamond Head Consulting Ltd., and
updated on April 23, 2019 (the “6-Lot EIA” and together with the Parent Property
EIA, the “EIA Reports”), a copy of which is attached as Exhibit H-2 to this
Disclosure Statement.

Accordingly, the Parent Property and the Lots must be used and built on in strict
compliance with the terms and conditions of the Protected Area Covenant, which
is described in more detail in paragraph 4.3(b)(v).

The EIA Reports note that there are certain areas of the Parent Property that are
Environmentally Sensitive Lands that are located outside of the Conservation Area
under the Protected Area Covenant and will affect certain Lots. Purchasers of Lots
containing Environmentally Sensitive Lands are expected to mitigate or prevent
damage to the Environmentally Sensitive Lands within their lots and may be
required to enter into further restrictive covenants with TLC or the Town as a
condition of development permit or building permit issuance with respect to such
Lots. The EIA Reports contain recommendations to prevent or mitigate against
damages to the Environmentally Sensitive Lands, including, without limitation, the
erection of temporary or permanent fencing, environmental monitoring during
construction, demarcation of wildlife corridors, wildlife trees and significant trees,
and restricting development activities during sensitive life-cycle times. Additionally,
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the 6-Lot EIA recommends a 14-metre setback off of the rear (western) boundary
of the Lots located within Phase 1C (the “Setback”) and a restrictive covenant
restricting building, tree cutting and understory vegetation removal within the
Setback.

(b) Geotechnical

There may be certain geotechnical or rockfall hazards to the Parent Property, as
disclosed in the Geotechnical Covenant described in paragraph 4.3(b)(iv). The
Parent Property, in general, is comprised of a wide bedrock-controlled ridge
oriented in a north-south direction, with gently inclined slope down towards the
south and west. Moderate to steep strong bedrock-controlled south and east facing
slopes/bluffs border the east and south sides of the Parent Property. The
Geotechnical Covenant requires all construction activities to be conducted in
compliance with Development Permit No. DP-2019-06 and the recommendations
of the geotechnical engineer set out in the geotechnical reports attached to the
Geotechnical Covenant, all in accordance with the Geotechnical Covenant.
Prospective purchasers should review the Geotechnical Covenant carefully, as the
Geotechnical Covenant imposes certain obligations on owners of the Lots and may
have an impact on the design and construction of improvements and structures on
the Lots.

5. CONSTRUCTION AND WARRANTIES
5.1 Construction Dates
(a) The Developer commenced the construction and installation of the servicing and
utilities work with respect to Phase 1A of the Development on or about September
1, 2023.
(b) The estimated date ranges for the commencement of construction and installation
of the servicing and utilities work with respect to Phases 1B and Phase 1C of the
Development are as follows:
(i) Phase 1B: January 31, 2025 to April 30, 2025; and
(i) Phase 1C: June 30, 2025 to September 30, 2025.

(c) The estimated date ranges for filing of the applicable Subdivision Plan to create
title to the Lots are as follows:

(i) Phase 1A: December 31, 2025 to March 31, 2026;
(i) Phase 1B: June 30, 2026 to September 30, 2026; and
(iii) Phase 1C: December 31, 2026 to March 31, 2027.

(d) The closing date for the sale and purchase of each Lot will be determined in
accordance with the purchase agreement between the purchaser and the
Partnership. Please see section 7.2 for additional information. The date of

completion of construction set out above has no relation to the completion of the
purchase and sale of the Lots.
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5.2

6.1

6.2

7.1

Warranties

There will be no construction or other warranties provided by the Developer.
APPROVALS AND FINANCES

Development Approval

The Developer has been issued a Preliminary Layout Approval Letter (“PLA”) dated July
27, 2023 from an approving officer of the Town for the proposed subdivision of the Parent
Property to create the Development. A copy of the PLA is attached as Exhibit | to this
Disclosure Statement. The issuance of the PLA satisfies the Developer's obligations under
Policy Statement 5 issued by the Superintendent.

Construction Financing

(a) The Developer has not yet obtained a commitment for construction financing (the
“Construction Financing”) for the Development from a financial institution or
other lender (the “Construction Lender’). The Developer estimates that it will
receive a financing commitment in respect of the Construction Financing on or
before the date that is 12 months after the date on which the Developer files this
Disclosure Statement with the Superintendent. Once the Developer obtains a
satisfactory financing commitment with respect to the Development, the Developer
will file with the Superintendent an amendment to this Disclosure Statement (the
‘Financing Amendment”) that sets out the particulars of the satisfactory financing
commitment and will deliver a copy of such amendment to each purchaser of a Lot
entitled to receive the same.

Following receipt of a commitment for Construction Financing, titles to the Parent
Property and the Lots may be subject to mortgages and assignments of rent and/or
any other security (collectively, the “Construction Security”) which is reasonably
required by the Construction Lender in connection with the Construction Financing.
The Construction Lender will provide a partial discharge of the Construction
Security, insofar as it pertains to any particular Lot, upon receipt by the
Construction Lender of a specified or predetermined amount from the proceeds of
the sale of such Lot.

(b) The Developer may also obtain financing (the “Mezzanine Financing”) from a
mezzanine lender (the “Mezzanine Lender”). If the Developer obtains such
Mezzanine Financing, title to the Parent Property and the Lots may be subject to
mortgages, assignments of rent and/or any other security reasonably required by
the Mezzanine Lender (the “Mezzanine Security”). The Mezzanine Lender will
provide a partial discharge of the Mezzanine Security, insofar as it pertains to any
particular Lot, upon receipt by the Mezzanine Lender of a specified or
predetermined amount from the proceeds of the sale of such Lot.

MISCELLANEOUS
Deposits
Subject to legal remedies in respect of purchaser defaults under the Purchase Agreement

(as defined in section 7.2) entered into between the purchaser and the Partnership, and
except as otherwise provided in this section 7.1, where required under the Real Estate
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7.2

Development Marketing Act (British Columbia) (“Real Estate Development Marketing
Act’) all deposits and other monies received from a purchaser of the Lots will be held in
trust by the Developer’s lawyers, Terra Law Corporation, or such other licensee under the
Real Estate Services Act (British Columbia), solicitor or notary public as is appointed by
the Developer, in accordance with the terms of the contract of purchase and sale and in
the manner required by the Real Estate Development Marketing Act until such time as:

(a) the Subdivision Plan is deposited in the Land Title Office;

(b) the approvals required for the lawful occupation of the Lot purchased have been
obtained’; and

(c) an instrument evidencing the interest of the purchaser in the Lot has been filed for
registration in the Land Title Office.

Unless otherwise noted in the agreement of purchase and sale, the interest, if any,
accrued on the deposits will be for the account of and payable to the Developer.

Notwithstanding the foregoing, the Developer may, in its discretion, enter into a deposit
protection contract with an approved insurer or another form of security agreement (the
“‘Deposit Insurance Contract’) as contemplated by the Real Estate Development
Marketing Act which allows the deposit to be released to the Developer and used by the
Developer for purposes related to the Development, including the construction and
marketing thereof, and the deposit protection contract will remain in effect until
subsections 7.1(a), (b) and (c) have been satisfied.

If the Developer enters into the Deposit Protection Contract, an amendment to this
Disclosure Statement setting out the particulars of the Deposit Protection Contract will be
filed with the Superintendent of Real Estate and a copy of the amendment will be delivered
to each purchaser which is entitled to receive same.

Purchase Agreement

A copy of the form of offer to purchase and agreement of purchase and sale that the
Developer intends to use in connection with the sale of the Lots (the “Purchase
Agreement”), unless otherwise agreed to between the Developer and a purchaser, is
attached as Exhibit J to this Disclosure Statement. Capitalized terms not otherwise defined
in this section 7.2 have the meanings ascribed thereto in the Purchase Agreement. The
Purchase Agreement provides, among other things, as follows:

(a) Termination of the Contract / Extension of Completion Date

(i If the Purchaser fails to pay any portion of the Deposit when required
under the Purchase Agreement or fails to complete the purchase of the
Property in default of his/her/its obligations under the Purchase
Agreement, then, subject to subparagraph 7.2(a)(viii)B, the Vendor may
elect to terminate the Purchase Agreement and, in such event, the portion

"In the case of the Lots, an occupancy permit will not be issued by the Town as the purchaser is buying a vacant lot.
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of the Deposit that has been paid and all accrued interest thereon will be
non-refundable and be absolutely forfeited to the Vendor.

(ii) If the Completion Date is a Saturday, Sunday, statutory holiday in British
Columbia or a day upon which the Land Title Office or banks in British
Columbia are not open for business, the Completion Date will be the
immediately following business day.

(iii) The Purchaser acknowledges that the Completion Date Notice may be
based on the Vendor’s estimate as to when title to the Lots will be issued.
The Purchaser agrees that if title to the Lots is not issued on the
Completion Date so established, then the Vendor may delay the
Completion Date from time to time as required, by written notice of such
delay to the Purchaser or the Purchaser's Solicitor.

(iv) Notwithstanding anything else contained herein, if the Completion Date
has not occurred by the Outside Date (or such later date which may result
from the application of paragraphs 7.2(a)(v) and 7.2(a)(vi) below), then
either party may, by written notice to the other party, cancel the Purchase
Agreement at any time after the Outside Date and prior to the Completion
Date Notice being received by the Purchaser. If the Purchase Agreement
is cancelled pursuant to this subsection, then the Deposit paid by the
Purchaser will be returned to the Purchaser and, effective as of the date
of receipt of such notice by the party to which it was given, the Purchase
Agreement will be null and void and both parties will be released from
their obligations thereunder.

(v) If the Vendor is delayed from depositing the Subdivision Plan for the
applicable Subdivision Phase for registration in the Land Title Office,
performing any obligation by an estimated date or performing any other
obligation under the Purchase Agreement as a result of fire, explosion or
accident, howsoever caused, act of any governmental authority, strike,
lockout, inability to obtain or delay in obtaining labour, materials or
equipment, flood, earthquake, act of God, pandemic, epidemic, public
health crisis, delay or failure by carriers or contractors, unavailability of
supplies or materials, breakage or other casualty, climatic conditions,
terrorist attack, interference of the Purchaser, or any other event beyond
the control of the Vendor, in every case as determined by the Vendor in
its sole discretion, then the Vendor may, by written notice to the
Purchaser, extend the applicable Outside Date (in addition to any
extension pursuant to paragraph 7.2(a)(vi) below and whether or not any
extension described in paragraph 7.2(a)(vi) below has been exercised),
any estimated date by which the Vendor intends to perform an obligation
under the Purchase Agreement and any date by which the Vendor must
perform an obligation under the Purchase Agreement (including, without
limitation, the Completion Date) for a period equivalent to such delay or
the impact of such delay on the completion of the Development,
whichever is greater, without compensation to the Purchaser, and time
will remain of the essence.

(vi) The Vendor may, at its option, exercisable by written notice to the
Purchaser, in addition to any extension pursuant to paragraph 7.2(a)(v)
above and whether or not any extension described in paragraph 7.2(a)(v)
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above has been exercised, elect to extend the Outside Date for up to
three periods of 120 days each.

(vii)  The Purchaser covenants and agrees that it will not under any
circumstances (including, without limitation, exceptional circumstances)
take any action or cause any action to be taken which may hinder or
delay the completion of the sale of the Property in accordance with the
terms of the Purchase Agreement or the completion of the sale of any
other property in the Development. In the event the Purchaser breaches
the provisions of this paragraph 7.2(a)(iii), the Vendor may, in its sole and
absolute discretion, cancel the Purchase Agreement by written notice to
the Purchaser or the Purchaser’s Solicitor and in such event the Deposit
paid by the Purchaser and any interest accrued thereon will be non-
refundable and be absolutely forfeited to the Vendor as liquidated
damages, without prejudice to any other remedy which the Vendor may
have in respect of the Purchaser's default including, without limitation, the
right of the Vendor to pursue the Purchaser for any unpaid balance of the
Deposit and to seek additional damages. The Vendor may so cancel the
Purchase Agreement at any time during the continuance of, or following,
the default by the Purchaser under this paragraph 7.2(a)(vii).

(viii)  Time will be of the essence of the Purchase Agreement and unless all
payments on account of the Purchase Price (including, without limitation,
any portion of the Deposit or the balance of the Purchase Price), together
with adjustments thereto as provided under the Purchase Agreement and
all other amounts payable thereunder are paid when due, then the
Vendor may, at its option:

A. terminate the Purchase Agreement by written notice to the
Purchaser and, in such event, the portion of the Deposit paid by the
Purchaser and any accrued interest thereon will be absolutely
forfeited to the Vendor without prejudice to the Vendor's other
remedies and the Vendor’'s Solicitor is irrevocably authorized and
directed by the Purchaser to pay the amount held by it and such
interest as may have accrued thereon to the Vendor upon written
demand therefore by the Vendor; or

B. elect to extend the date for payment or the Completion Date, as
applicable, to a certain date determined by the Vendor, time to
remain of the essence of the Purchase Agreement and subject to
the Vendor’s right in its sole discretion, to grant further extensions
to a certain date each time, in which event the Purchaser will pay
to the Vendor, in addition to the Purchase Price, interest on the
unpaid portion of the Purchase Price and other unpaid amounts
payable hereunder at the rate of 2% per month (24% per annum),
calculated daily and compounded monthly not in advance (effective
annual rate of 26.82%), from the date upon which such portion and
amounts were due to the date upon which such portion and
amounts are paid.

(ix) The Vendor may cancel the Purchase Agreement pursuant to
subparagraph 7.2(a)(viii)A above or grant one or more further extensions
pursuant to subparagraph 7.2(a)(viii)B above at any time after extending
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the date for payment or the Completion Date, as the case may be,
pursuant to subparagraph 7.2(a)(viii)B if the Purchaser fails to make such
payment or to complete on or before such extended date.

(x) The Vendor may, in its sole discretion, terminate the Purchase
Agreement if the Vendor has reasonable grounds to suspect that any part
of the transaction contemplated by the Purchase Agreement is related to
the commission or attempted commission of a “money laundering
offence” or a “terrorist activity financing offence”, as defined in the
Proceeds of Crime (Money Laundering) and Terrorist Financing Act
(Canada) and regulations under that Act, as amended from time to time,
in which event the portion of the Deposit that has been paid will be
returned to the Purchaser and the Purchaser will have no further claims
against the Vendor.

(xi) The Vendor may in its sole discretion terminate the Purchase Agreement
if the Vendor has reasonable grounds to suspect that the Purchaser is
both (A) a “non-Canadian” within the meaning of the Prohibition on the
Purchase of Residential Property by Non-Canadians Act (Canada) (the
‘PPNCA”) and the regulations under that Act, as amended from time to
time and (B) not an exempt person under the PPNCA, or the Purchaser
fails to provide documentation or information to support the Purchaser’s
claim that the Purchaser is not a non-Canadian within the meaning of the
PPNCA.

(xii)  In the case of cancellation of the Purchase Agreement pursuant to
paragraph 7.2(a)(iv), (viii), (x), (xi) or (xiv), the Purchase Agreement will
be null and void effective as of the date of receipt of notice of such
cancellation by the Purchaser or the Vendor, as the case may be, and the
Vendor will repay to the Purchaser the Deposit paid by the Purchaser
under the Purchase Agreement and there will be no further obligations as
between the Vendor and the Purchaser. The Vendor and the Purchaser
acknowledge and agree that the repayment of such Deposit (or portion
thereof) to the Purchaser will be the limit of the Vendor’s liability in
connection therewith and is deemed to be adequate compensation for
any damages the Purchaser may suffer in connection therewith. For
greater certainty, the Purchaser acknowledges and agrees that the
Vendor will not be liable for any damages or costs whatsoever incurred by
the Purchaser resulting from any such cancellation including, without
limiting the generality of the foregoing, relocation costs, professional fees
and disbursements, opportunity costs, loss of bargain, damages and/or
costs resulting from hardship or any other damages or costs incurred by
the Purchaser, directly or indirectly. The Purchaser further acknowledges
and agrees that this provision will constitute a complete defence to any
claim which may be made by the Purchaser against the Vendor.

(xiii)  The Purchaser may terminate the Purchase Agreement by written notice
to the Vendor on or before the Purchaser’s Condition Date if the
Purchaser is not satisfied with its inspection, feasibility study and/or
geotechnical review of the portion of the Parent Property in which the
Property will be located, and the Purchase Agreement will be null and
void effective as of the date of receipt of notice of such cancellation by the
Purchaser or the Vendor, as the case may be, and the Vendor will repay

{253030-506942-02727148;10} 26



to the Purchaser the Deposit paid by the Purchaser under the Purchase
Agreement and there will be no further obligations as between the Vendor
and the Purchaser.

(xiv)  If the Financing Amendment is not received by the purchaser within 12
months after this Disclosure Statement was filed with the Superintendent,
the purchaser may at his/her/their/its option cancel the Purchase
Agreement at any time after the end of the 12-month period until the
Financing Amendment has been received by the purchaser. All deposits
paid by the purchaser (including any interest earned thereon, if
applicable), will be returned promptly to the purchaser upon notice of
cancellation from the purchaser as described in this subsection 7.2(a)(xv).

(b) Assignment

(i) The Purchaser may not directly or indirectly assign his, her, its or their
interest in the Property or the Purchase Agreement or direct the Vendor
to transfer title to the Property to any third party without the Vendor’s prior
written consent, which consent may be arbitrarily withheld in the Vendor’s
sole discretion. Any such consent by the Vendor will be conditional upon
the Purchaser paying to the Vendor an administrative fee in the amount of
$1,500 plus applicable taxes (the “Administrative Fee”), an assignment
fee equal to 2.0% of the Purchase Price (the “Assignment Fee”) and
complying with any other terms imposed by the Vendor in connection
therewith, which may include, without limitation, that (i) the Vendor, the
Purchaser and the proposed assignee enter into an assumption
agreement in favour of the Vendor in a form provided by the Vendor or
approved by the Vendor in its sole discretion, pursuant to which the
assignee agrees, inter alia, to be bound by the Purchase Contract, and (ii)
the Purchaser agrees, inter alia, to release and discharge any insurer with
which the Vendor enters into a deposit protection contract from any and
all claims that the Purchaser may have against the insurer with respect to
such deposit protection contract and/or the Deposit. Notwithstanding the
foregoing, in the case of any assignment to a spouse, parent, child or
sibling of the purchaser or a company wholly controlled by the Purchaser
or any of the foregoing persons, the Purchaser will only be required to
pay the Administrative Fee provided that the Purchaser provides the
Vendor with evidence satisfactory to the Vendor of the relationship
between the Purchaser and the proposed assignee(s). No assignment by
the Purchaser of the Purchaser’s interest in the Purchase Agreement will
have the effect of releasing the Purchaser from any of the purchaser’s
obligations and liabilities under the Purchase Agreement. For greater
certainty, the provisions described in this subsection 7.2(b) will apply to all
subsequent assignments of the Purchase Agreement by assignees of the
original purchaser or subsequent assignees as if the assignor party in the
case of each assignment was the purchaser under the Purchase
Agreement.

(i) The Purchaser will not advertise or solicit offers from the public nor list the

Property or the Purchase Agreement on the Multiple Listing Service or
any other listing service related to the sales of real property with respect
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to the resale or assignment of the Purchaser’s interest in the Property or
the Purchase Agreement prior to the Completion Date.

(c) Deposit and Interest on Deposit

(i) Interest on the Deposit will, in all cases, be for the benefit of the Vendor
and will not be applied on account of the Purchase Price.

(i) The Purchaser understands that under Section 19 of the Real Estate
Development Marketing Act, developers may enter into a deposit
protection contract with an approved insurer pursuant to which the
deposits paid by purchasers of land which is proposed to be subdivided
may be released to the developer and used by the developer. As a result,
the Vendor, at its sole option, may enter into a deposit protection contract
as permitted by such legislation with respect to the Deposit and in the
event a deposit protection contract is entered into the Purchaser
irrevocably authorizes and directs the Vendor’s Solicitor to pay the
Deposit or portion thereof to the Vendor. The Deposit (or such portion
thereof) will be released to the Vendor in accordance with such insurance
contract or security agreement and the provisions of the Purchase
Agreement will be deemed to have been amended accordingly. The
Purchaser acknowledges that from and after the release of the Deposit or
any portion thereof pursuant to a deposit protection contract, no further
interest will be earned on the amount so released.

The information set out in this section 7.2 is a summary of provisions contained in the
Purchase Agreement. Please refer directly to the Purchase Agreement for the actual
provisions summarized in this section 7.2. If there is any discrepancy between the terms
of the Purchase Agreement and the summaries provided in this section 7.2, the terms of
the Purchase Agreement will govern.

7.3 Developer's Commitments

Except as set out herein, there are no commitments made by the Developer to be met
after completion of the sale of the Lots.

7.4 Other Material Facts
(a) Continuing Marketing, Leasing and Sales Program

With the deposit of the Subdivision Plan for the first Subdivision Phase in the Land
Title Office, the Developer and its marketing agents will continue to carry out, for
such period as the Developer determines to be necessary or desirable in
connection with the marketing of the Development and any Future Projects, certain
marketing, leasing and sales activities within the Lots owned or leased by the
Developer, including operating and maintaining display suites, model homes,
presentation centres, other display areas, landscaping and parking areas and
permitting public access to the same for the purpose of marketing, leasing or selling
any unsold Lots and/or any Future Projects.

The Developer reserves the right to place signage in and around any unsold Lots
for the duration of the marketing, leasing and sales program. In particular, the
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Develop may install a “sold” sign on the front yard of each Lot for a period of 60
days following the completion of the sale of such Lot.

The Developer may conduct tours of the Development from time to time with
prospective purchasers and hold sales, leasing and marketing events and other
activities and other promotional and community events within any Lots owned or
leased by or on behalf of the Developer. The Developer reserves the right to allow
sales, customer service, warranty service and construction staff of the Developer,
their consultants, contractors and sub-contractors, and property management staff
to park on-site after occupation, until the Developer has completed marketing,
leasing and selling the Development and/or the Future Projects.

The Developer will act reasonably in exercising such rights and will use
commercially reasonable efforts to minimize any interference with the use or
enjoyment of the Lot owners.

(b) Ongoing Development

Construction of the Development and any improvements thereon, along with
construction of adjacent lands (including any Future Projects), is part of a long-
term construction program. Prospective purchasers should be aware that
construction of the Development, improvements and the adjacent and Future
Projects will involve ongoing noise, dust, dirt, vibrations and other activities typically
associated with such construction projects.

(c) Community Association

As described in subsection 1.6(d), the Developer may incorporate a society under
the Societies Act (British Columbia) or form a corporation pursuant to the Not-for-
Profit Corporation Act (Canada) to act as a community association (the
“Community Association”) which will be responsible for the administration,
maintenance and operation of the Community Facilities. It is intended that the
owners of each Lot, and the strata corporations formed as a result of the strata
subdivision of the Remainder Lands, as may be further subdivided from time to
time, and the owner of the Hotel, will comprise the members of the Community
Association and will be entitled to appoint one or more representatives to the
Community Association, pursuant to the bylaws of the Community
Association. Use of the Community Facilities is expected to be governed by rules
established by the Community Association, as amended from time to time.

If incorporated or formed, the Community Association will be responsible for
preparing an annual budget (the “Annual Association Costs Budget’) of the
costs and expenses to be incurred in respect of the operations of the Community
Association (the “Association Costs”) for each calendar year, including, without
limitation, the costs and expenses incurred by or attributable to the Community
Association operating, administering, managing, insuring, cleaning, maintaining,
repairing and, if required replacing the Community Facilities.

As a member funded society, the Community Association will operate by collecting
membership dues from its members, which membership dues will be equal to the
member’s proportionate share of the Association Costs determined in accordance
with a cost-sharing formula set out in the bylaws of the Community Association or
such other cost-sharing agreement among the members of the Community
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Association. The Developer and the Related Developers will establish the manner
and extent to which the Association Costs will be shared between the Development
and the Future Projects on a fair and equitable basis.

If the Developer does not incorporate or cause the Community Association to be
formed, the Developer and the Related Developers may establish a different
method for the sharing of the Association Costs among the developments within
the Community with respect to the Community Facilities, if any.

(d) Miscellaneous

(i) The Developer makes no representations as to neighbouring land use,
views and sightlines from the Development, or tree coverage.
Purchasers must conduct their own due diligence in respect of any
matters in respect thereof.

(i) There are no representations or warranties, express or implied, collateral
or otherwise, made by the Developer, or any of its marketing or sales
representatives in connection with the Development or a Lot, except
those expressly set forth in this Disclosure Statement, as may be
amended from time to time, and the Purchase Agreement entered into
between the Partnership and a purchaser.
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DocuSign Envelope ID: 05E3F7CA-5EE6-4AB7-9B13-7B4C6AC353AB

DEEMED RELIANCE

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

DECLARATION

The foregoing statements disclose, without misrepresentation, all material facts relating
to the Development referred to above, as required by the Real Estate Development
Marketing Act of British Columbia, as of June27 , 2024,

TLI LIMITED PARTNERSHIP, by its general Sole director of GREENLANE HOMES LTD.
partner, GREENLANE HOMES LTD.

DocuSigned by:

DocuSigned by:
Per: E{m X (/{M j‘

::::::: e SRARRARZFAFCA4D

Authorized Signatory Yan Ji

GREENLANE HOMES LTD.

DocuSigned by:
Per: [('{SMEWJ(EZ‘EJEW

Authorized Signatory
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EXHIBIT A-1
PRELIMINARY SUBDIVISION PLAN - PHASE 1A

See attached.
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EXHIBIT C
ZONING AMENDMENT BYLAW

See attached.
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TOWN OF GIBSONS
BYLAW NO. 1065-43, 2018

A bylaw to amend Town of Gibsons Zoning Bylaw No. 1065, 2007.

WHEREAS the Council of the Town of Gibsons has adopted Zoning Bylaw No. 1065, 2007;

AND WHEREAS the Council of the Town of Gibsons deems it desirable to amend Zoning Bylaw

No. 1065, 2007;

NOW THEREFORE the Council of the Town of Gibsons, in open meeting assembled, enacts as

follows:

1. This bylaw may be cited as the Gospel Rock Village Amendment Bylaw No. 1065-43,

2018.

2. Town of Gibsons Zoning Bylaw No. 1065, 2007 is hereby amended as follows:

a. Altering the zoning designation of Block 7 District Lot 842 Plan 6755 from Single-
Family Residential Zone 4 (R-4) to Comprehensive Development Area Zone 4 (CDA-
4) on Schedule A to Bylaw No. 1065 as shown in Schedule “A”, attached to and
forming part of this bylaw, as follows:

Vi.

Vii.

viii.

Lands within the area outlined in bold and marked “1A”, “1B”, “1C”, and
“1D” as Comprehensive Development Area Zone 4 Subarea 1;

Lands within the area outlined in bold and marked “2” as Comprehensive
Development Area Zone 4 Subarea 2; and,

Lands within the area outlined in bold and marked “3” as Comprehensive
Development Area Zone 4 Subarea 3;

Lands within the area outlined in bold and marked “4” as Comprehensive
Development Area Zone 4 Subarea 4;

Lands within the area outlined in bold and marked “5” as Comprehensive
Development Area Zone 4 Subarea 5;

Lands within the area outlined in bold and marked “6” as Comprehensive
Development Area Zone 4 Subarea 6; and

Lands within the area outlined in bold and marked “7” as Comprehensive
Development Area Zone 4 Subarea 7,

Lands within the area outlined in bold and marked “PRO” as Parks,
Recreation, and Open Space Zone;
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b. Inserting Comprehensive Development Area Zone 4 (CDA-4) regulations in
appropriate numerical order under Part 14 as follows:

“COMPREHENSIVE DEVELOPMENT AREA ZONE 4 (CDA-4)
Application and Intent

The regulations of this zone apply to the use of land, buildings, and structures
within the Comprehensive Development Area Zone 4 (CDA-4). The intent of the
CDA-4 zone is to allow a mix of residential and tourist accommodation uses and a
small commercial use area to support a compact, pedestrian-oriented community.
Subareas are shown on Schedule H.

Subarea 1, includes 1A, 1B, 1C and 1D, and is recognized as the “village
centre” with a permitted mix of apartment, commercial and tourist
accommodation uses with underground parking. Densities, heights and
building massing are more intensive as compared to other subareas within
the CDA-4 zone. Building forms are regulated by floor area, setbacks,
height and stepped height.

Subarea 2 is recognized as part of the “village centre” with townhouses
and underground parking, primarily modeled after the RM-2 zone. Building
forms are regulated by setbacks, height, and floor area.

Subareas 3, 4, 5, 6, and 7 are recognized as residential development
outside of the “village centre”, primarily modeled after the R-2, R-3, R-5,
and RM-2 zones, with setback and lot width adjustments to accommodate
cul-de-sac frontages and the site’s terrain.

Residential Density

(1) The maximum number of residential dwelling units, inclusive of
apartment units, townhouse units, single family dwellings, and two-
family dwellings shall be 360:

(@) The maximum number of apartment units shall be 150;
(b) The maximum number of townhouse units shall be 150;
Calculations

(1) For the purpose of calculating lot coverage, underground parking
structures are deemed to be impermeable surfaces in this zone and
therefore constitute lot coverage, unless they are covered with at least
450 mm of topsoil.

(2) Notwithstanding Part 2, for the purposes of calculating building heights
in this zone, the finished grade located adjacent to building entry(s)
along the Village Green and Village Crescent and, where underground
parking is provided for the building, the top of the parking structure is
deemed to be the average grade, and building height is the vertical
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distance from average grade to the midpoint of the highest roof plane
of the building.

Subarea 1
The regulations of this zone apply to the use of land, buildings, and structures
within Subarea 1 of the Comprehensive Development Area Zone 4 (CDA-4),
which include subareas 1A, 1B, 1C and 1D.
(1) Permitted Principal Uses are:
(a) For Subareas 1A, 1C, and 1D:
i. apartment use
(b) For Subarea 1B:
i. tourist accommodation
ii. tasting lounge
(2) Permitted Accessory Uses are:
(a) For Subareas 1A and 1B:
i. service commercial use on the ground floor
ii. retail use on the ground floor
iii. off-street parking and loading
(b) For Subareas 1B:

i. restaurant use associated with the principal tourist
accommodation use

ii. premises for the sale and consumption of alcoholic
beverages attached to a principal tourist commercial
use

iii. a microbrewery, in conjunction with a tasting lounge

(c) For Subarea 1C, attached to an apartment use on the
ground floor and fronting the Village Green:

i. office use
ii. retail use
iii. service commercial use

iv. studio of artists and artisans
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(3) Maximum gross floor area for service commercial and retail uses,
except for a restaurant use associated with a principal tourist
accommodation use in Subarea 1B, shall be 464 m2 (5000 ft?).

(4) Minimum lot area shall be 2,000 m2 (0.49 acres);

(5) Minimum lot width shall be 25.0 m (82.0 ft);

(6) Minimum lot depth shall be 30.0 m (98.4 ft);

(7) Setbacks from all property lines shall be not less than 3.0 m (9.8 ft);

(8) Maximum lot coverage is 95%;

(9) Maximum height of buildings shall:

(a) be the lesser of 4 storeys and 15.0 m (49 ft), except that a
principal building in Subarea 1B may have a fifth storey not
exceeding 55% of the floor area of the storey beneath;

(b) step ata1:2 (V:H) ratio beginning at the lesser of 4 storeys

and 15.0 m (49 ft), as measured from finished grade at the
setback line and as shown in Figure 1;
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Figure 1: Subarea 1 Height diagram — Apartment / Tourist Commercial Section

(10) Off-street parking and loading spaces must be provided and
maintained as required by Part 6 and shared parking may be applied
to Subareas 1 and 2.

Subarea 2 — Custom Multi-Family Residential Zone 2 (RM-2)

In Subarea 2 the regulations for the Multi-Family Residential Zone 2 (RM-2) shall
apply, except that:

(1) Permitted principal uses shall be limited to townhouses;
(2) The minimum front lot line setback is 3.0 m (9.8 ft);

(3) The maximum height of buildings is the lesser of three storeys and 11.5
m (38 ft);
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(4) Building floor area of the third storey must not exceed 70% of the
second storey building floor area;

Subarea 3 — Custom Single Family and Two Family Residential Zone 5 (R-5)
In Subarea 3, the regulations for the Single Family and Two Family Residential
Zone 5 (R-5) shall apply, except that the minimum front lot line setback is 3.0 m
(9.8 ft).

Subarea 4 — Single Family and Two Family Residential Zone 5 (R-5)

In Subarea 4, the regulations for the Single Family and Two Family Residential
Zone 5 (R-5) shall apply.

Subarea 5 — Custom Single and Two Family Residential Zone 3 (R-3)

In Subarea 5, the regulations for the Single and Two Family Residential Zone 3
(R-3) shall apply, except that:

(1) Secondary suites are not permitted; and
(2) The minimum front lot line setback is 3.0 m (9.8 ft).
Subarea 6 — Custom Single Family Residential Zone 2 (R-2)

In Subarea 6, the regulations for the Single Family Residential Zone 2 (R-2) shall
apply, except that:

(1) Secondary suites are not permitted,;
(2) The minimum front lot line setback is 3.0 m (9.8 ft); and
(3) The minimum lot width is 14.5 m (48 ft).

Subarea 7 — Custom Multi-Family Residential Zone 2 (RM-2)

In Subarea 7, the regulations for the Multi-Family Residential Zone 2 (RM-2) shall
apply, except that the minimum front lot line setback is 3.0 m.”

c. Inserting the CDA-4 map titled Comprehensive Development Area Zone 4 — Gospel
Rock Village, as shown in Schedule “A”, as Schedule H and amending Section 1501
accordingly.

d. Amending the definition of “lot area” under Section 201 by deleting (i) and replacing it
with the following text:

(i) exceptinthe CDA-4 zone, sloping portions of the lot having a slope of
more than 50%, over a horizontal distance of 6.0 m (19.7 ft) or more;

e. Deleting Section 418 (a) and replacing it with the following text:
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(a) where attached to or located within 1.5 m (4.9 ft) of a principal building,
within the setbacks for such principal building and in the CDA-4 zone, not
less than 6 m (19.7 ft) from a front lot line; and,

f. Making such consequential alterations and annotations as are required to give effect
to this amendment bylaw, including renumbering of the Zoning Bylaw.

READ a first time the 3 day of APRIL , 2018
READ a second time the 17 day of APRIL , 2018
PUBLIC HEARING held the day of :
READ a third time the day of :
ADOPTED the day of ,

Wayne Rowe, Mayor Selina Williams, Corporate Officer
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EXHIBIT D
PROPOSED ZONING BYLAW AMENDMENT

See attached.
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TOWN OF GIBSONS
BYLAW NO. 1065-79, 2024

A Bylaw to amend Town of Gibsons Zoning Bylaw No. 1065, 2007

WHEREAS the Council for the Town of Gibsons has adopted Town of Gibsons Zoning Bylaw No.
1065, 2007;

AND WHEREAS the Council deems it desirable to amend the Zoning Bylaw to allow secondary
suites in accordance with Bill 44;

NOW THEREFORE the Council, in open meeting assembled, enacts as follows:
1) This Bylaw may be cited as the Zoning Amendment Bylaw No. 1065-79, 2024.

2) The Town of Gibsons Zoning Bylaw No. 1065, 2007 is amended by:

a) removing section 14.26(1) and 14.27(1) which states that secondary suites are not

permitted.

NOTICE of First Reading mailed the ####  day of YEAR
READ a first time the ###H##  day of YEAR
READ a second time the ###H#  day of , YEAR
READ a third time the #H###  day of , YEAR
APPROVED pursuant to Section 52(3)(a)

of the Transportation Act the #H##H#  day of , YEAR
ADOPTED the ##H  day of |, YEAR

Silas White, Mayor Rebecca Anderson, Corporate Officer



EXHIBIT E
STATUTORY BUILDING SCHEME SCHEDULE OF RESTRICTIONS
AND DESIGN GUIDELINES

See attached.
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TOUCHSTONE AT GOSPEL ROCK - SINGLE FAMILY HOMESITES
SCHEDULE OF RESTRICTIONS

1. Restrictions. No owner (each an “Owner”) shall commence or undertake any works,
structures or improvements (collectively, “Improvements”) of any sort on any
subdivided lot (each a “Lot” and collectively, the “Lots”) created upon the registration
of one or more subdivision plans in respect of the lands legally described as Parcel
Identifier: 010-827-200, Block 7 District Lot 842 Plan 6755 except Plan EPP111764,
including without limitation the following:

(a) excavation or removal of any fill, trees or ground cover;
(b) work which requires a development approval or a building permit;

(c) construction of any buildings, structures or improvements or modifications to
existing buildings, structures or improvements; or

(d) landscaping or landscape treatment on a lot,

until plans and specifications for such Improvements (the “Plans and Specifications”)
have been submitted to and approved in writing by the Approving Authority (as
defined hereafter).

2. Approving Authority. The Approving Authority shall initially be Greenlane Homes
Ltd. or its successors or assigns from time to time (the “Original Approving
Authority”). The Original Approving Authority may resign from its position as the
Approving Authority by providing not less than three months’ notice in writing to the
registered owners of the Lots, provided that prior to the effective date of such
resignation, the Approving Authority has appointed such replacement Approving
Authority (the Original Approving Authority and any replacement the Approving
Authority are hereafter collectively, the “Approving Authority”) to exercise the
rights and powers reserved to the Approving Authority in this Building Scheme. At
any time, the Approving Authority may delegate all of its rights and powers hereunder
to an architect or engineer in good standing with their respective provincial
governing bodies (the “Designate”). The Designate may act as the Approving
Authority if so appointed by the previous Approving Authority. Although the Original
Approving Authority will review the Plans and Specifications of any Owner at no
charge, upon the Original Approving Authority’s appointment of its successor, the
Owner will be responsible to pay the fees of the Designate, together with any
reasonable administration fee to be charged by the Approving Authority.

3. Approval by Approving Authority. Any Plans and Specifications submitted to the
Approving Authority for approval shall be in a form and content satisfactory to the
Approving Authority. The Approving Authority shall have sole and discretionary power
to approve or reject any submitted Plans and Specifications, provided that the
Approving Authority shall not act arbitrarily in doing so. No Plans and Specifications of
any Improvement will be approved unless such Plans and Specifications are prepared
in accordance with the Design Guidelines (the “Design Guidelines”) attached hereto
as Appendix A. To the extent that the Approving Authority has any comments or
objections to the Plans and Specifications, the Owner shall revise the Plans and
Specifications to address same.
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10.

11.

No Material Changes. All Improvements will be constructed, installed or undertaken
in accordance with the Plans and Specifications approved by the Approving Authority,
and no material changes to the approved Plans and Specifications shall be made
without prior written approval by the Approving Authority.

Alterations. No material alteration to or modification, maintenance or repair of any
existing Improvements shall be carried out unless Plans and Specifications are
submitted to and approved by the Approving Authority as if such alteration,
modification, maintenance or repair was a new Improvement.

Vehicles. Except for private passenger automobiles, no chattels, including but without
restricting the generality thereof, trailers, campers, RVs, motor homes, trucks, boats,
motorcycles, and/or commercial vehicles over 1 ton shall be parked, placed or situated
on any Lot except inside an enclosed attached garage on the Lot or other suitable
enclosed space.

Construction Trailers. No construction trailers, field offices, building material, crates,
packing cases, contractor’s sheds, equipment or other similar unsightly object or
material shall be placed on any Lot shall be placed on any Lot other than during such
time as construction work approved by the Approving Authority is actually in progress.

Insurance. Upon commencement of construction of any Improvements on a Lot
(subject to complying with the requirements set out herein), an owner of a Lot shall not
discontinue the construction of such Improvements until the same are completed in all
respects in accordance with the approved Plans and Specifications and shall take out
and maintain comprehensive general liability insurance and builder’s all-risk course of
construction insurance until such time the construction of the Improvements is
completed.

Completion of Construction. Unless otherwise approved in writing by the Approving
Authority, no owner of a Lot shall fail to substantially complete the construction of the
Improvements, including exterior landscaping, in accordance with the approved Plans
and Specifications, within 18 months after such owner obtains a building permit from
the Town of Gibsons (the “Town”).

Signage. No business signs, billboards, placards or advertising of any kind is
permitted except For Sale or For Rent signs of the owner or owner’s realtor, during the
period when a home is offered for sale or for rent, and signage for consultants,
contractors and lenders during construction of Improvements on a Lot.

Maintenance. No owner shall cause or permit his or her Lot or any Improvements on
his or her Lot to deteriorate or become unsightly or incompatible with the general
character of the neighbourhood in which the Lot is situated, whether as a result of lack
of regular and reasonable upkeep, maintenance and repair, or for any other reason
whatsoever.
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12.

13.

14.

15.

16.

17.

18.

19.

Remedy. If the owner of a Lot fails to comply with any of his or her obligations of this
Building Scheme, including these restrictions and the Design Guidelines, the Approving
Authority may, at its sole discretion and without prejudice to any other remedy, rectify
the default of the owner at the owner’s sole cost and expense. Without limiting the
generality of the foregoing, the Approving Authority may:

(a) enter onto the Lot and do or cause to be done through its employees,
contractors or assigns, all such things as may be required to fulfill the
obligations of the Owner;

(b) make any required payments for and on behalf of the Owner.
(these or any like actions, the “Expenditures”).

Furthermore, the Approving Authority may require, as a condition of approval of an
owner’s submitted Plans and Specifications, that the Owner agree to repay any
Expenditures made or directed by the Approving Authority as a result of that owner’s
failure to comply with this Building Scheme, including these restrictions and the Design
Guidelines.

Dwelling House. Not more than one dwelling house, except for one secondary
suite authorized by the Approving Authority, shall be erected on any one parcel or
Lot.

Subdivision. No Lot shall be subdivided into two or more parcels, provided that if at
any time a Lot or Lots are in the ownership of Greenlane Homes Ltd., Greenlane
Homes Ltd. shall have the power to subdivide or otherwise alter or amend the
boundaries of any Lot or Lots.

Exemption. The Original Approving Authority reserves the right to exempt any Lot
remaining undisposed of at the time the exemption takes effect from all or any of the
restrictions or benefits of this Building Scheme.

Compliance with Laws. The provisions herein are in additional to, and not in
substitution for, any other application laws, bylaws, rules, regulations or orders of the
Town or any applicable authority and any other contractual requirements or
requirements under any encumbrance registered against title to the Lots. The
restrictions herein contained shall not be deemed to be exclusive either of the
requirements by the bylaws of the Town or of the obligations and liabilities imposed by
statute, regulation and common law on Owners or occupiers of land, all of which shall
be duly observed and complied.

Severability. If any provision of this Building Scheme is found by a court of competent
jurisdiction to be void or unenforceable, such provision will be severed from this
Building Scheme and the remaining provisions will remain in full force and effect.

Expiry. This Building Scheme will expire and be of no further force or effect on the
date which is 75 years after the date of the registration hereof in the Land Title Office.

Compliance Deposit. For as long as the Original Approving Authority is the Approving
Authority and until the Original Approving Authority’s appointment of its successor, a
$5,000 compliance deposit (the “Compliance Deposit”) is to be paid to the Original
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21.

Approving Authority or its solicitors in trust on completion of the purchase of the Lot by
the Owner, to ensure the Design Guidelines are adhered to. The Original Approving
Authority or its solicitors will hold the Compliance Deposit to ensure the Owner
complies with the Design Guidelines. This Compliance Deposit will be returned to the
Owner, without interest, after a final occupancy permit is issued by the Town and the
Original Approving Authority is satisfied that the dwelling built by the Owner on the Lot
conforms to these Design Guidelines and landscaping has been completed. If the
Owner does not comply with the Statutory Building Scheme and the Design Guidelines,
the Compliance Deposit will be automatically forfeited to the Original Approving
Authority, without prejudice to any other rights or remedies against the Owner.

Damage Deposit. For as long as the Original Approving Authority is the Approving
Authority and until the Original Approving Authority’s appointment of its successor, a
damage deposit of $5,000 (the “Damage Deposit”) is to be paid to the Original
Approving Authority or its solicitors in trust on completion of the purchase of the Lot by
the Owner. The Damage Deposit represents security against any damage caused by
the Owner or its contractors or agents to existing infrastructure and servicing, including
sewers, utility lines, curbs, roads, street signs, fencing and the like installed by the
Original Approving Authority or other persons, during construction and/or any work
done by the Owner on his or her Lot. Following inspection of the completed
Improvements, and confirmation that no damage has been caused by the Owner, the
Damage Deposit will be returned to the Owner, without interest. If damage has been
caused by the Owner, the Damage Deposit will be automatically forfeited to the
Original Approving Authority, without prejudice to any other rights or remedies against
the Owner.

Release. Nothing in this Building Scheme nor the granting of any approval shall be
construed as imposing any liability on the Approving Authority or the Designate for
damages resulting from defects or deficiencies in any Improvements erected on any
Lot.
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APPENDIX A

DESIGN GUIDELINES

See attached.
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Touchstone at Gospel Rock

Homesite Construction Design Guidelines

— DRAFT 3.1
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Touchstone Homesite Construction Design Guidelines
1. Purpose and Objectives

The primary purpose of the Touchstone Homesite Construction Design Guidelines is to
ensure a sense of design continuity for the Touchstone community. Our goal is to
encourage design creativity within a consistent framework, thus providing a
thoughtfully considered, coherent and aesthetically appealing neighbourhood
development, while enhancing and protecting land values over time.

2. Design Guideline Objectives

The following objectives for the development of Homesites have been established as a
part of the overall Design Vision for Touchstone:

o Protect and enhance landscape character and natural features, including
landmark views;

o Create building sites that are natural extensions of the existing landforms,
while minimizing cut and fill;

o Minimize development impact through on-site water management and take
maximum advantage of sun exposure;

o Use plants, landscape structures and architectural details that respect the
local context; and

o Design according to position within the Master Plan and pay particular
attention to the transitional areas of developed land and the protected
forest.

3. Approving Authority

Greenlane Homes Ltd. will act as the original approving authority, whose purpose is
two-fold: to ensure the ongoing relevance and applicability of the Guidelines through
update and amendment of the Design Vision for Touchstone; and, to support the
approval process of all proposed development in keeping with the intent of the Design
Vision. All Touchstone Homesite designs will be required to be reviewed by the
Approving Authority prior to submission to the Town of Gibsons (the “Town”) for a
Building Permit.

4. Town of Gibsons Zoning

The development of Homesites must comply with the Town’s R-2, R-3 and R-5
Zoning, as per Zoning Bylaw 1065, 2007, as amended from time to time. Items of
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importance include Permitted Uses, Setbacks, Lot Coverage, Building Height, Parking
and View Protection, which are also addressed in these Design Guidelines.

Laneway houses are not allowed in this neighbourhood.
5. Development Area

The Development Area is the portion of a building site (the “Site’”) on which an owner
(the “Owner”) can build. Beyond the Development Area is the Conservation Area,
where intervention - either built or landscaped — may not be made.

6. Wildland Fire Interface Protection

Recommended standards for wildfire mitigation within the wildland interface:

o Use Class A-rated siding and roofing system;
o In-ground irrigation for yard landscaping;

o No large trees within 10 metres of houses; and
o Landscaping consists of fire-resistant species.

7. Site Grading & Drainage

Drainage control shall minimize surface runoff and potential erosion and will aid in
containing building envelope seed spread beyond the Development Area.

The following surface water management principles have been identified for building
sites:

o Capture water as close to where it falls as 1s practical;

o Avoid creating concentrated runoff and subsequent erosion and sediment
transportation;

o Control peak stormwater discharge rates from the building site to pre-

development levels; and
o Avoid directing stormwater runoff towards the building envelope.
7.1  Preserve Natural Drainage

Natural drainage patterns shall be preserved, where feasible, and mitigation of
impervious coverage shall be incorporated into site development as a means to protect
existing hydrological function.
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7.2 Drainage Restrictions: Steep Slopes & Adjacent Properties

Building sites along steep slopes shall take special precautions to manage surface runoff
and prevent erosion and will generally direct site drainage away from bluff edges
towards less erosion-sensitive areas. Additionally, building sites shall not divert
stormwater to adjacent properties.

7.3  Minimize Grading

As a means to preserve the natural character of Touchstone, site grading shall respect the
complexity of the natural landscape. Grading, cutting and/or filling of building sites or
alteration of grades in excess of three (3) metres shall require approval by the
Approving Authority prior to excavation.

7.4  Retaining Walls

Generally, site grading is to follow the natural slope of the land; rather than re-grading
a building site into a flat “pad” upon which to build, slopes should be addressed
through stepping the building massing to better fit the context and landscape character.
Due consideration should be given to building grades when determining Home types so
that an appropriate Home is located on each building site.

The maximum building site grade of a 2:1 slope is permitted; slopes in excess of the
maximum grade must be retained. Should retaining conditions exceed 1.5 m. in height,
multiple stepped walls should be used, with walls to be separated by wide planters
located between the top of the lower wall and the base of the upper wall. The planter
depth shall be at a ratio of 0.5 of the retaining wall height. Retaining walls should not
be used to delineate setback lines and/or property lines for long distances. When it is
necessary to break up excessive wall lengths, the minimum wall-to-wall offset shall be
1.25 m. Walls running parallel to other walls and site improvements at a consistent
height should be avoided. Seat walls may be incorporated into retaining walls
whenever appropriate, set at 450 mm. (18 in.) height. Retaining wall materials should
complement the building and landscape materials’ palette.

7.5 Geotechnical Conditions

The Owner shall be required to retain a BC licensed Geotechnical Engineer to examine,
test and certify geotechnical conditions on the building site prior to undertaking any
design or construction. Where applicable, existing geotechnical information shall be
incorporated into the aforementioned review.

The Geotechnical Engineer will be required to certify that the building platform is
suitable for building foundations at the time of the Building Permit Application to the
Town.
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7.6  Driveways & Parking

As a means to minimize site clearing in areas of greater ecological sensitivity and/or
aesthetic value, driveway alignments may be shared (paired). Paired driveways
minimize disturbance due to road construction and reduce hydrological impacts
associated with impervious surfaces.

The Owner may customize driveway patterns, subject to the approval of the Approving
Authority. Where landscape pavers or similar parking surfaces are proposed, care must
be taken to ensure the durability and appearance of those surfaces. It is the Owner’s
responsibility to comply with the Town’s requirements for driveway grades and
emergency vehicle access.

Where applicable, driveways should reflect trail crossings through a change in material
and/or colour, subject to approval by the Approving Authority.

8. Building Siting

Building envelopes shall be designed in adherence to building site setback requirements
(as outlined in the Town’s Zoning Bylaw) and will serve to define the boundaries for
the final building footprint. The Approving Authority reserves the right to make
adjustments to setback requirements. Terraces and patios may extend beyond the
maximum potential building envelope, but intervention extending beyond the
Development Area must be approved by the Approving Authority.

Horizontal articulation of building fagades is encouraged to provide visual interest and
a more informal dialogue between buildings and the public realm of streets, open space,
parks and trails. Allowances for horizontal building articulation shall not, however,
supersede driveway parking restrictions or building site setbacks.

8.1 Fences & Railings

In general, wood, synthetic composite wood (in plank form), metal, glass & stone walls
and railings are acceptable materials for fencing, provided they are an extension of the
architectural expression of the Home. No chain link fencing will be permitted.
Swimming pool fencing is to be installed as per Government regulations and is subject
to approval by the Approving Authority.

9. Building Height, Size & Massing
9.1 Building Height

Building heights are limited to preserve significant view corridors and comply with the
Town’s Zoning Bylaw requirements. This guideline applies to the side yard and view
side of the proposed Homes and is meant to discourage large, imposing building forms
when viewed from below. The Approving Authority reserves the right to require
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adjustments to be made to the proposed Maximum Roof Elevation and Maximum
Overall Building Height, regardless of building compliance. The above provides that
the building height is restricted to the maximum building height allowed under the
applicable zoning. For R-2, R-3 and R-5 Zoning, the maximum building height is 8 m
(26.2ft). Homes must not exceed a building height of two (2) storeys above road grade.
Notwithstanding the foregoing, Homes on Lots 40 to 49, inclusive, and on Lots 56 to
60, inclusive, must not exceed a building height of one (1) storey above road grade.

9.2  Building Massing

Each Home shall be composed of at least two (2) distinct building masses. Each mass
must vary in height from adjacent masses. As a result, very large or dominating
individual building masses are to be avoided.

9.3  Building Size
Building size should comply with the Town’s Zoning Bylaw requirements.

94 Roofs

Roofs are an important part of the visual environment and shall be carefully designed to
minimize their visual impact on the community. Large monolithic roof forms are not
permitted. Those that step down in scale from major to minor elements are required.
Shed, gable, hip, and flat roofs, or a combination of these forms, are encouraged. Gable-
ends, if any, shall be an attractive design element intrinsic to the design style of the
Home. Gambrel or mansard roof forms are not permitted. Single pitched roofs should
have a minimum slope of 1.5:12. Double pitched roofs should have slopes ranging from
4:12 to 8:12. Roof overhangs shall extend beyond the building wall line. Deep
overhangs are strongly encouraged adjacent to the primary living areas in the Home.
Shallow overhangs are suitable if combined with shading devices such as trellises or
small shading roofs over windows and doors, and if not over primary living areas of the
home. Final roof designs will be subject to approval by the Approving Authority.

9.5 Accessory Buildings

Accessory buildings, including garages and/or garden pavilions, can help create a fine-
grained collection of structures within Touchstone. Accessory buildings shall be
visually connected to the Home by walls, roof structures, courtyards, or other major
landscape elements.

9.6  Garage Siting & Doors

All garages, in either attached or detached form, must closely follow the style of the
Home and incorporate similar architectural form, proportion, detailing, exterior
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materials and colour. The garage roof shall have roofing material and pitches consistent
with the Home.

Design considerations shall be made to minimize the visual impact of the garage and
garage door(s). Careful driveway orientation can ensure that visibility of the garage is
reduced. In an effort to minimize visual impact, no more than two (2) garage stalls,
(i.e., one (1) double garage door or two (2) single garage doors) shall be adjacent to
each other in a continuous plane. The appearance of the garage door should blend with
the Home design. Garage door colours must be complementary to the Home and
subject to approval by the Approving Authority.

The exposed wall area between the top of the garage doors and the underside of soffits
shall be kept to a minimum and must not exceed thirty inches (30”"). Detached and/or
side-entry garages are preferred. In the case of attached garages, the face of the garage
doors should be recessed a minimum of six inches (6”) from the adjacent wall plane.
Oversized garage doors, defined as garage doors taller than eight feet (8”) or wider than
eighteen feet (18”), including those needed for recreational type vehicles, shall be
allowed at the discretion of the Approving Authority.

9.7 Exposed Building Wall Heights

Generally, walls shall not have an unbroken height of more than 6.5 m (21°-3”)
measured vertically from the lowest point along a wall to the top of a wall or bottom of
soffit or eave. If greater than 6.5m (21°-3”), the wall shall be limited to a maximum of
thirty three percent (33%) of the building fagade. Door and window penetrations and
applied banding or textured relief in a wall plane are not sufficient to change the
measurements of an unbroken wall height.

The terrain of Touchstone is varied and unique, making absolute uniform applicability
of height restrictions of a Home difficult. Consequently, the Approving Authority may
not approve a proposed Home or improvement that appears undesirably prominent,
excessive in height or out of character with other Homes. These considerations will be
of particular importance for Homes sited along ridges or other high points.

9.8  Special Design Criteria for Individual Building Sites

Certain building sites at Touchstone may be exceptionally unique with special site
challenges, high visibility, environmental constraints and other unique conditions.
These factors may require special design solutions for these building sites in order to
minimize the visual impact of the Home and/or better integrate the improvements into
the existing site conditions.
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10. Energy Efficiency
10.1 Sustainability Goals

o The goal is to achieve near zero greenhouse gas emissions in new
buildings. The purpose of this goal is to meet the targets of the Renewable
City Strategy and adopt a near zero emission standard for new buildings as
required by the Building Code.

o To achieve a goal of near zero GHG emissions in new buildings, the
following strategies are required to be incorporated into new buildings:

o All new buildings must be designed to comply with the BC Energy Step
Code to achieve Step 2, or to meet the Municipal requirements at the time
of the Building Permit (“BP”), or an approved alternative zero emission
building standard, and use only low carbon fuel sources in order to
minimize energy consumption and GHG emissions.

o Mechanical and control systems should be designed to be as simple as
possible to reduce maintenance costs and the need for specialized
maintenance expertise.

10.2 Passive Temperature Control

Buildings should be designed to allow flow-through natural ventilation. Additionally,
appropriate shading devices should be used for blocking solar gain, particularly on the
south and west fagades, during the summer months while permitting sunlight into living
space during the cold months, as well as providing outdoor protection against the
elements.

Doors and windows shall be recessed and/or shaded to protect the openings from direct
sun, and substantial trim and sill treatments are required. Windows shall not cause
objectionable glare at any time, day or night. The use of shading devices, deep overhangs
and deep window opening recesses shall be required along south-facing building
facades. The use of fabric awnings, exterior sun shades or other shading devices that do
not appear integrated into the design of a Home are not permitted. Trellis-type
architectural elements for partial shade and sun screening are encouraged. Shading
devices must meet the Colour Palette requirements of the Guidelines.
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11. Exteriors

11.1 Building Materials

Without prescribing the use of specific building materials, the following list of exterior
building materials, and their authentic detailing and application, are encouraged. All
materials and colours are subject to review and approval of the Approving Authority.

According to FireSmart building guidelines, all exterior vertical walls should be clad
with non-combustible materials. Ensure that fire- resistant materials extend from the
foundation to the roof. Exterior wall assemblies that have exterior wood that is
untreated and relies on the interior wall for fire-resistance are not acceptable. Refer to
Section 6, Wildland Fire Interface Protection, Table 1, for general requirements for
building materials.

(a)

(b)

(©)

Masonry: Masonry materials shall give the appearance of thick walls and
three-dimensional masses that are well anchored to the ground. Masonry
should not appear to be an applied veneer and it should not be designed as a
wainscot or fagade. For example, an exterior wall with masonry on one side
and stucco on the other side is not acceptable. Due to the heavy
characteristics of masonry, it should not be designed to “float” over
windows, doors, or overhangs. If masonry is used over an opening, it should
be visually designed with a strong lintel, header or beam detail that
appears to structurally carry the masonry over the opening. Masonry
materials should be offset from the plane of other materials a minimum of
four inches (4”).

Natural Stone/Cultured Stone: If stone is selected as an exterior surface
material, sufficient information that describes the character, colour,
coursing, joints, caps, etc., of the stone shallbe required as part of the
Plans and Specifications to be submitted to the Approving Authority for
approval. The coursing pattern in which the stone is laid is critical to the
design and to the authentic appearance of the materials. Stone shall not be
laid in a vertical coursing pattern. Flagstone patterning suitable for
horizontal surfaces may not be allowed on vertical wall surfaces. Stones
used on the corners of a building should give the appearance of a
minimum thickness of four inches (4”) to avoid the appearance of a thin
veneer.

Stone shall be earthy in colour. The colour of the mortar and the size of the mortar joints are
equally critical: mortar colours in high contrast to adjacent stone shall not be used; stone joints
with a dry stack appearance and/or deeply raked mortar joints are encouraged.

Stucco: Stucco will only be permitted as an accent or feature material and
shall not dominate the building facades. The finish and texture of stucco or
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cement plaster should be appropriate to the architectural character of
Touchstone. Siding: “Hardie Board”, cement fibreboard siding, or
approved similar fire-rated siding, trim and soffit material is acceptable.
The siding can be horizontal only, with vertical siding permitted only at
the discretion of the Approving Authority. Soffits should utilize an
imitation bead- board pattern with built-in venting.

11.2 Building Base & Foundation Walls

The building base shall act as an anchoring element using materials that are local to the
area, where possible. As such, exterior finish materials on all building walls and screen
walls must extend to finish grade to eliminate unfinished foundation walls, with
consideration to Building Code issues of required distances to wall materials and
termite control measures. Materials adversely affected by moisture shall be finished to
a maximum of 200mm (8”) above finished grade, while other materials shall be finished
to a maximum height of 100mm (4”’) above finished grade. Where the finished grade
slopes along the side of the Home, and materials cannot be trimmed to match the slope,
the finished materials may step down, but may not exceed 300mm (12”°) above the
finished grade at any point.

Permitted materials include local stone, cultured stone, and certain types of molded (not
extruded) brick. Additional materials may be considered, subject to review and
approval by the Approving Authority. Stone bases should have a minimum vertical
dimension of 0.5m to 1.0m (18 - 36”).

11.3 Cladding Wall Materials

Cladding materials shall emphasize horizontal expression and may include horizontal
siding, shake, and board and batten. Where approved, vertical siding may be used in the
board and batten form. Building wall cladding should terminate above the building
base.

11.4 Multiple Exterior Finishes

The design of all Homes and Improvements shall incorporate the use of at least two (2)
complementing materials on the exterior wall surfaces. In general, however, two (2)
materials should not occur within the same building plane unless integral to the design
concept and clearly separated by a strip or an opening such as a window or door.

The secondary or accent exterior wall material should cover at least twenty percent
(20%) of the exterior building surface, unless otherwise approved by the Approving
Authority. These complementing materials should not result in a Home that appears to
be two different structures forced together. The secondary or accent exterior wall
material shall not have the appearance of being “applied” or a veneer treatment.
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11.5 Roof Materials

The following list of recommended materials is not comprehensive. All materials and
colours are subject to review and approval of the Approving Authority. Shake-style
asphalt or fibreglass shingle roofs are permitted and must be natural in appearance,
colour, and texture. Wood shingles and roof shakes are not permitted. Metal roofs are
permitted, provided they are designed to mitigate reflectivity and do not cause
objectionable glare. Standing seam or batten seam metal roofs (with seams or battens
spaced a minimum of twelve (12) inches (30 cm) and maximum of twenty-four (24)
inches (61 cm) apart with a maximum of one and one half 1-1/2 inches (4.0 cm) seam
height provide shadow pattern and visual relief and are preferred. Copper roofs are
allowed in a dark “penny” patina or a flat green patina. Painted metal roofs are permitted
provided they have a matte finish. Metal roofs should be a minimum of 18-gauge. Roof
colours shall be consistent with Architectural Guidelines.

11.6 Outdoor Stairs & Landings

All stair risers and treads shall be composed of concrete, tile, stone or wood. Courtyard
and terrace floors shall be brick, pavers, stone, tile, or patterned or exposed aggregate
concrete. Accent areas of gravel or other aggregate material is acceptable. Decks shall
be wood (or synthetic composite wood) planking or tile with waterproof membrane,
unless otherwise approved by the Approving Authority.

12. Building Colour Palette

The Colour Palette for Touchstone shall be derived from and inspired by the site
vegetation and vistas, including cooler colours inspired from the ocean and sky such as
pale blues and greys. Lighter greys and beiges can be used to provide accent trim and in
base areas, projecting elements and entries. Each Home shall have at least two (2)
complementary exterior colours. Accent trim, trellises and shading devices may
introduce an additional complementary colour.

Both dark and light colours are considered appropriate. Bold colours or rich colours such
as a walnut brown or slate grey will be acceptable, as long as the overall palette on an
individual Home is complementary and the colours do not clash with the surrounding
Homes and landscape. Bolder colours may also be used in these situations, subject to
approval by the Approving Authority.

As much as possible, the colours applied to an object should relate to that object’s
material substance. For example, a metal railing could be painted black, silver, brown,
or even a dark primer red. These are colours that relate to a metal’s substance and the
process of metal production.

The colour of stone cladding should relate as closely as possible to the natural stone
colours found on the site. Wood trim, shading devices, trellises, screens or fences
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should be stained or painted in natural hues to complement and harmonize with the
Home and larger landscape.

Stucco and siding materials provide the greatest flexibility for various colour options.
All exterior colours of the Home and improvements shall have a light reflective value
(LRV) that is less than or equal to forty (40). All colours are subject to the approval of
the Approving Authority.

13. Building Projections and Non-Structural Elements

All projections for a Home, including, but not limited to, chimney caps, vents, gutters,
scuppers, downspouts, utility boxes, trellises, fencing, railings, and exterior stairways,
must match the colour of the surface from which they project or be an appropriate
accent colour. Any metal flues, metal plumbing or exhaust vents must have a matte
finish that matches the roof or siding colour.

13.1 Fireplaces & Chimneys

Exterior chimneys shall extend down to the finished landscape grade. All fireplaces and
other chimney chases must be finished in stone, or in materials similar to those used for
the exterior finish of the Home. Chimneys finished in materials other than stone should
incorporate trim materials that are complementary to those used on the exterior of the
Home. Chimneys shall be finished with a complementary concrete or metal cap. Metal
flues may not project more than 150mm (0’-6” nominal) above any chase, the
minimum dimension of which is 600mm x 600mm (24 x 24”” nominal)

In the case of “zero clearance” and/or “direct venting” gas fireplaces, vents shall be
located away from view-sensitive fagades (i.e. the front fagade of a Home) and are
required to meet Building Projection specifications. Outdoor fireplaces, fire pits, or
similar items shall be natural gas fueled only.

13.2 Soffits, Fascias & Gutters

All soffits shall be consistent with the architectural character of the Home. Gutters and
rainwater leaders are to be of a colour that complements the overall colour scheme of
the Home. Hidden or concealed gutters are preferred.

Main entrances and other large soffit areas should be finished with stucco or horizontal
soffit or wooden tight-joint “V”* groove, or similar Hardie Board soffits. Soffits of vinyl
or aluminum are not permitted. Detailing of all soffits is encouraged. Gutters, fascias

and barge boards must display a layered appearance on the wall directly below the soffit.
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13.3 Antennae & Satellite Dishes

There shall be no antennae and/or satellite dishes of any sort, either installed or
maintained, which are visible from neighbouring homesites, roads, or other public
areas, unless approved by the Approving Authority.

13.4 Decorative Elements

Decorative elements such as screens and louvres, metal brackets or struts, bandings,
and joint details are encouraged. Elements such as gates, railings, handles, accents, and
detail motifs must complement the overall architectural design of the Home.

13.5 Home Security Features

The use of exterior security features is permitted, unless they alter the integrity of the
architectural design of the Home. Exterior bars and blinds are not permitted. The use of
security doors must be inkeeping with the architectural theme of the Home. Note that
all changes or additions involving installation of home security systems must be
approved by the Approving Authority prior to installation.

13.6 Mechanical Systems

Air conditioning units or other mechanical hardware must be located where they are not
visible from the street. Soundproofing is required on all operating mechanical
equipment which may affect adjacent properties. No window-mounted air conditioning
units are permitted.

13.7 Unique Exterior Features

Unique exterior features including, but not limited to, entry features, decorative gates,
glass patterns, railings, stairs, roof decks, enclosures, shade structures, fountains,
gazebos, exterior fireplaces and the like shall be designed as an integral part of the
Home. Requests for approval of unique exterior features shall include detailed design
information such as sketches, cut sheets, photographs, etc., as part of the Plans and
Specifications to be submitted to the Approving Authority for approval. The following are
some specific guidelines for exterior features:

(a)  Exterior artwork, sculpture, fountains, or water displays shall be within the
Building Envelope of the building site and conform to the colour standards
of the Design Guidelines. The Approving Authority reserves the right to
not approve any exterior artwork or sculpture that it deems inappropriate
for reasons of subject matter, height, colour, size, reflectivity, illumination,
or proposed location. Lighting of exterior artwork may not result in
excessive glare to adjacent building sites or public-realm areas; and
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(b)  Pet enclosures and similar structures shall be designed with integral design
elements and materials to blend with the Home. Fencing or wire-type
mesh should be framed or encased in architectural elements that tie in with
the design character of the Home, subject to Approving Authority.

14. Pre-Construction

If the Owner does not plan to commence construction of the Site within three months
following the purchase thereof, the Owner shall maintain landscaping on the Site and
comply with any requirements of his or her insurer and the Approving Authority from
time to time, in order to avoid dust and debris accumulating or originating from the
Site, vandalism, squatting or habitation by any persons or animals, the Site becoming
unsightly and otherwise diminishing the aesthetics or appeal of the neighbourhood
development land values.
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EXHIBIT F
DEVELOPMENT COVENANT (COVENANT CA7052234)

See attached.
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Status: Registered Doc #: CA7052234 RCVD: 2018-09-07 RQST: 2024-03-11 21.58.57
FORM.C_va4 (Charge) NEW WESTMINSTER LAND TITLE OFFICE

LAND TITLE ACT Sep-07-2018 11:11:25.002 CA7052234 CA7052235

FORM C (Section 233) CHARGE
GENERAL INSTRUMENT - PART 1 Province of British Columbia PAGE 1 OF 56 PAGES

' Digitally signed by

Your electronic signature is a representation that you are a subscriber as defined by the Kathleen . .
;. Kathleen Theresa Higgins

Land Title Act, RSBC 1996 ¢.250, and that you have applied your electronic signature heresa SAERVEA
in accordance with Section 168.3, and a true copy, or a copy of that true copy, is in 3 Baiar2018.09.07 10:47:22

your possession. H |gg ins 4E8 V84 ~-07'00'

1. APPLICATION: (Name, address, phone number of applicant, applicant’s solicitor or agent)
Sabrina Spencer, Barrister & Solicitor

YOUNG ANDERSON Phone: (604) 689-7400

1616 - 808 Nelson Street File: 103-281

Vancouver BC VeZ2H2

Document Fees: $143.16 Deduct LTSA Fees? Yes
2. PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND:

[PID] [LEGAL DESCRIPTION]

010-827-200 BLOCK 7 DISTRICT LOT 842 PLAN 6755

sTC?  YES []

3. NATURE OF INTEREST CHARGENO.  ADDITIONAL INFORMATION
SEE SCHEDULE

4. TERMS: Part 2 of this instrument consists of {select one only)
(a)[_]Filed Standard Charge Terms D.F. No. (b) []Express Charge Terms Annexed as Part 2
A selection of (a) includes any additional or modified terms referred to in Item 7 or in a schedule annexed to this instrument.

5. TRANSFEROR(S):

GREENLANE HOMES LTD. {INC. NO. BC1085102) [AS TO COVENANT]
1017178 BC LTD. (INC. NO. BC1017178) [AS TO PRIORITY]
6. TRANSFEREE(S): (including postal address{es) and postal code(s))
TOWN OF GIBSONS
A MUNICIPAL CORPORATION
474 SOUTH FLETCHER ROAD, BOX 340
GIBSONS BRITISH COLUMBIA
VON 1V0 CANADA

7. ADDITIONAL OR MODIFIED TERMS:

8. EXECUTION(S): This instrument creates, assigns, modifies, enlarges, discharges 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.

Officer Signature(s) Execution Date Transferor(s) Signature(s)
Y M D
GREENLANE HOMES LTD. by its
Victor Tsao authorized signatory{ies):
Barrister & Solicitor 18 1 09 | 03
DS Avocats/DS Lawyers Name: Yan Ji
2700-1055 West Georgia Street
Vancouver, BC V6E 3P3
1 604 669 8858 f 604 669 8857
(as to all signatures) Name:

OFFICER CERTIFICATION:

Your signature constitutes a representation that you are a solicitor, notary public or other person authorized by the Evidence Act, R.S.B.C. 1996, c.124. 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.
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Status: Registered Doc #: CA7052234 RCVD: 2018-09-07 RQST: 2024-03-11 21.58.57
FORM_D1_V24

LAND TITLE ACT

FORM D
EXECUTIONS CONTINUED PAGE 2 of 56 PAGES
Officer Signature(s) Execution Date Transferor / Borrower / Party Signature(s)
Y M D
1017178 B.C. LTD. by its authorized
Jetfrey P. Andrews 18 | 09 | 06 signatory(ies):

Barrister & Solicitor

2330 Ottawa Avenue Name: Antonietta Maria Leudisio
West Van, BC V7V 259

Name:

(as 1o all signatures)

TOWN OF GIBSONS by its authorized

Mark C. Stevens 18 | 09 | 06 signatory(ies):
Barrister & Solicitor
758 School Road - P.O. Box 1880 Name: Wayne Rowe, Mayor

Gibsons, B.C. VON 1V0
(604) 886-2029

Name: Selina Williams, Corporate
Officer

(as to the signature of Wayne Rowe)

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.
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Status: Registered
FORM_E_V24

Doc #: CA7052234 RCVD: 2018-09-07 RQST: 2024-03-11 21.58.57

LAND TITLE ACT

FORME

SCHEDULE PAGE 3 OF 56 PAGES
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Covenant
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement Granting the Covenant herein priority over

CAB545459
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
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Status: Registered Doc #: CA7052234 RCVD: 2018-09-07 RQST: 2024-03-11 21.58.57

Fage 4
TERRMS OF INSTRUMENT - PART 2
SECTION 219 DEVELOPMENT COVENANT
THIS AGRFEMENT dated for reference ., 201813
BETWEEN:
GRECNLANE HOMES ING,, Inc. No, BUIDESL102
30337 Briar Road
Burraby BT ¥IN 4¥5
{the "Qwnear”)
AN
TOWN OF GIBSONS, a municipal corporation having an address at
474 South Fletcher Road
Box 340
Gibsons BOC VONIVD
(the "Town”}
GIVENTHAT:
A, THe Owner is the registered owner in fee simple of those parcels of fand which are
legally described a4
Block 7, District Lot 842, Plan 6755
{the "Lands”};
g The Qwner wishes to develop the Lands into a mixed-use area primarily consisting of

ragidential and tourist accommodation uses with 3 small area commercial of commercial
use to support the development of a compact, pedesirian-criented community {the
"Bevelopmant™};

L. The Owner wishes to complete the Development in three phases;
. The Owher has completed, to the satisfaction of the Town, 3 Wildland Fire Interface

Protection Plan that identifies forest fire protection measuras that are 1o be
incorporated into the Developmant (the “Wildland Fire Protaction Plan”} enclosed as
Schedule O
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E. The Town has developed Form and Character Development Permit Ares guidelines for
the Lands, in accordance with the Gospe! Rock Neighbourficod Plgn;

F. The Town vwishes to ansure that the entire Deveiopment is completed in accordance
with the requiremants of the Gospei Rogk Neighbourhood Plan and in the public
interest;

G. i connection with the proposed rezoning of the Lands pursuant to Gospe! Rock Villoge

Amendment Byiow No. 1065-43, 2018 which will rezona the Lands 1o Comprehénsive
Development Area Zone 4 {("CDA-4"}, the Dwrer wishes to grant to the Town g covenant
under section 219 of the Land Title 4ct regarding the use, development angd subdivision
of the Lands;

THIS AGREEMENT 15 EVIDENCE THAT in consideration of the payment of $1.00 from the Town
o the Owner and other good and valusble consideration {the receipt and sufficiency of which
the Owner acknowledges), the Owner covenants and agrees with the City under section 219 of
the Lgnd Titie Act as follows:

1.0 DEEINITIONS
i1 i this Agreemant,

131 "Bylaw 11757 means the Towr's Subdivision and Developrment Servicing
ond Stormwater Monagement Bylow No, 1175, 2012,

1.1.2 “Phase” or “Phases” means the three phases of development in general,
white “Phase 17 means the first phase of the Development, "Phase 27
means the second phase of the Developmani, and “Phase 3" means the
final phase of the Develogent;

1.1.3  “Servicing” means the same as "Works and Services” as defined in Bylaw
1175; and

114 “Sub Area 4" means the proposed lots located at the north-east corner of
the Lands and indicated on Schedule B~ Zoning Map as sub-area 4.

2.8 GENERAL DEVELOPMENT CONEHTIONS

Z2.1 The Develgprment shall be completed substantially in compliznce with the
houndaries and order of developmeant indicated on Schedule A ~ Phasing Plan.

2.2 Unless otherwise indicated, all obligations included in this Agreement and
pertaining to a particular Phase shall ke completed prior 1o subdivision apgroval

for that Phase. In thié event subdivision i5 not undertaken or is not required, all

O \CDINA\0I81 AgFEements 20180330 Blask T Cavarant - Develunment Ageemant Y3 Firal Cleam Doc Az 30, 2538 1201 PRASPN
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ghiigations included in the Agreemant and pertaining [o 3 particular Phase shall
be completed grior to building permit Issuance for that Phasea.

Litless otherwise indicated, all servicing and stormwater fwprovements or
obligations shall be completed in accordance with the reguirements of Bylaw
1175,

Al trunk services shall be constructed to serve the ultimate buildout of the
Gaspal Rock neighbourhood,

The samitary collection system shall be connected directly o the Town's
wastewater tragtment plant.

In accordance with Bylaw 1175, a Servicing Agreement shall Be reguired Tor
gach Phase of the Development.

Ten parcent {10%) of residential units constructed in each phase of the
Development, uniess otharwise agreed between the parties, shall be purpose-
Bulit -market raterenial housing units (The “Affordable Hoysing Units”}

The assoriment of unit types, including bachelor, 1-, 2-, and 3-badroom units,
constructed as Affordable Housing Units shall be based an market conditions znd
be to the satisfaction of the Director of Planning.

if Affordabie Housing Units are located within an apartment bullding or other
multi-family development, they must not be stratified uniess the Owner provides
assurances to the Town, to the satisfaction of the Director of Planning, that the
Affordabie Housing Units will, in perpetulty, be rented as long-term residences.

The Town may require the Qwner fo register 3 covendnt in the Land Title Office
that prohibits strate subdivision of Affordable Housing Units,

Affordaiie Housing Units must not be used for short tarm rental uses.

For all developmant on the Lands, including 5ub Ares 4, the Cwner shall, pricr to
subidivision or if no subdivision is reguired prior to building permit issuance,
ragister at the tand Title Office a restrictive covenant which establishes any
building specifications that are reguired by the Wildland Fire Protection Plan,
and to the satistaction of the Yown.

3.0 SHAW-INGLIS ROAD EXTENSHON

3.1 Chaster Road shall be the primary access route into the Development untl the
Shaw-ingils Road Extension {the “Road Extension”) is constructed.
QOGOENGEREIARTETmenta 20 L 8-08- 30 Black ¥ Covanant - Ravaloprrent dgresmant Vi-final Dean.Doc Alg 3T, 3018 1201 PREON
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3.2 A maximum of 250 residential units using Chaster Road a5 access to and from
Pratt Road, inclusive of any residential units that are constructed or under
constriciion at the time of this Agreement, may be constructed within the
Guspel Rock Neighbourhood Plan ares, as defined by the Toww's Official
Community Plan, Bylaw 985 prior to the Road Extersion being constructed,

2.3 I the Owhaer, prios to the construction of the Road Extension, seaks rezaning or
subdivision of the Lands or any portion thereof, the Town may reguire no build
covenants be registerad at the Land Title Gifice over any portion of the Lands, if
the development of that portion of the Lands would cause the number of
residential units to exceed the cap established in 3.2,

3.4  The Dwner, 3t the Dwner’s expense, shall provide the Town with 8 study,
completad by a gualified professional, which cutlines the planning, design, and

deveiopment of the Road Extension {the "Road Extansion $tudy”} and includes:

24,1 Preferred road slignments for connecting Chaster Road to Ingls Read;

1%
=
B

Cross-saction desighs.acceptadle o the Director of infrastructurs Services
and which includes the following specifications within a twenty (20}
meter wide road dedication:

2421 Six{6) metre width travelied road surface;

347 % Gravel shoulders;

Three {3} metre width multisse path constructed to 3 Type 2 trail
standard as indicated in Bylaw 1175; and

[¥%)
T

J
(%Y

3.4.2.4 {pehdrainags;

3.4.3 Construction costs of the Road Extension {the "Road Extension Costs™);

35 Thae Owner shall cortdbute to the Road Extension Costs, &t the time of
subdivision, the amount that is apportioned to that portion of the Lands being
subdivided as is calculated by the Town using the information provided by the
Owinerin 2.4.3

35 in peoordance with sections 531{3) and 568{3) of the Loca! Government Act, the

Owner gcknowledges and agrees that they shall pay &l development cost
chatges that become sttributable to the Lands pursuant to # development cost
charges bylaw that may be snacted by the Town after the date of this
Agreament,

3.7 Prior to the approval of the Phase 1 subdivision, the Owner may, in the gvent
that the Town has not enacted a deveippment cost charges bylaw to account for

0010248381\ Agrearienis \ 3L A-0E-00 Biack 7 Covenant - Development Agrgammnt ¥3-Fagt Cean.Ooc Aug 31, 2018 17:01 RPN
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the RAoad Extension Costs, provide cash-in-lieu for the tota! Read Extension Costs
ghocated to the Lands in 3.5,

&.0 PHASE 1
4.1 Early Development of Sub Area 4

4.1.1 Sub Arsg 4 may be developed in advance of Phase 1 and prior 19 the
completion of the subdivision requirernents for Phase 1.

#4.1.2 Road frentage upgrades, a5 reguired by Bylaw 1173, to that portion of
Gower Point Road that is agiscent to Sub Arsa 4 shall be completed
concurrently with the development of Sub Area 4, whether Sub Arez 4 45
developed before, afier, or concurrently with Phase 1.

4.7 Lifecyele Cost Analysis, Local Area Service, and Latecomer Agreemant

4.2.1 The Qwner shall provide the Town, &t the Owner's cost, 3 lifedycle cost
analysis of relevant water, storm and sanitary infrastructure (the
“Vifeoyele Cost Analysis™), which shall indude:

4.2.1.1 A determination of mfrastructure costs reiated o the annual
operation and rnaintenance, a8 well as end of service life
replacernent of proposed upgrades to the Town's infrastructure
that are reqguired to service the Develcpment and any additional
future developmant on adjacent parcals; and

4.2.1.2 The dentification of any incremental costs that the Town and/or
sroperty owners would incur if a Local Area Service (the "LAS")
were (o be apblied to hew homes in the Develogment,

4.2.2  The Town may, subject to Council direction, support an Owner-initiated
LAS if, prior to the approval of a subdivision of the Lands, the Owner
provides @ petition, in sccordance with the requirements of section 212
of the Community Charter, and which has been certified as sufficient and
valid by the Town's corporate officer.

4.2.3 The Town, i zcoordance with section 508 of the Loco! Government Act,
shail require the owners of parcels who undertake future developmants
that will benefit from the servicing and stormwater infrastructure
constructed by the Owner 1o enter into Latecomer Agreements.

4.3 Péc-Requisites to Phase 1 Development

4.2.1 Asz condition of Phase 1 subdivision approval, the Owner shall:

ug 31, 2018 1551 PPN
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$.3.1.1 Complete the park dedications, including Gospel Rock Waterfront,
£ross Rock and Lttle africa parks, as shown on Schedule 4,

4.3.2.2 Develop a Parks and Open Space Plan for the Lands {the “Parks
Plan”} in consultation with the Town and to the satisfaction of the
Director of Infrastructure Services, which includes:

£

L]

4.3,1.2.1 trail locations for all trails shown on Schedule

4.3.1.2.2 trail slignment and design specifications, including
cross-section designs, for all tralis. shown on Scheadule
G

£.3.1.2.3 location and daesign of signage for parks shown on
Schedule A and for all trails shown on Schedule ¢

4.31.2.4 parkimprovements, including public art; and

4.34.2.5 location, design, and maintenance provision for a
public washroom,

4,313 Register at the Land Title Office the required instruments, which
may inciude no bulid covenants, statutory rght-of-ways, or
conservation covenants, to preserve the portion of the lands
indicated 8% "Phasé 1 Greenbelt” on Schedule & to the
satisfaction of the Director of Planning; and

4.3.1.4 Undertake measures recommmended in geotechnical reports, or
otherwise recommended by qualified profassionals, and to the
satisfaction of the Director of Planning, 10 mansge, securse of
preserve portions of tha Lands that are determined o be
sensitive, hazardous or of natural heritage value,

4.4 Development of Phase 1
44,1 Phase 1 shall include a tourist accommodation building and a mix of
residential units in the form of apartments, townhouses, and single-
family dwellings as shown on Schedules A and 8;
4.4.72 Phase 1 development shall includs;
4.4.2.1 Construction of frontage upgrades as reguired under Bylaw 1175
for all public roads within Phase 1 and the entire section of

Chaster Road fronting the Lands,

QrCEINNGER A\ SR e N\ B 0E 3 Blonk 7 Coverent - Teveiopment AgrazmentyS-Fingt Clean.Gog Aug 31, 2018 12:01 PIAPN
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4422 Construction of the road structure, six (5] meter wide paving,
gravel shouiders and & gravel multi-use path that meets the
cellector rosd standard under Bylaw 1175 on that portion of
{haster Read fram the west property ling of the Lands to Mahan
Road; and

4.4.23% Construction of & secondary amergency access conrnection
scoording to the reguirements of Bylaw 1175 and in a location to
tha satisfaction of the Town's Approving Officer.

4.5 Phase 1 Gower Point Road i&pg?adées

4,51 The Qwner shall, orior to compistion of Phase 1 development, construct
wo the satisfaction of the Director of Infrastructure Services, the road
surface and adjacent muiti-use path on that portion of Gower Point Road
running from Franklin Road to the Town-Sunshine Coast Regional District
bourdary, which wilk incorporate the following design featurzs and
standards:

4.5.1.1 A road surface containing two wvehicle lanes with a minimum
width of three (3} metres each;

4542 Traffic calming elements, road slignment or other design featurss
to facilitate a maximum speed of 30 kmb;

4513 design elements that  will  ensure  the  safety  of
southbound /westboundcyclists, heading towards Mahan Road;

4.5.1.4 Open drainage is ta be utilized where feasible;

4515 Curb and gutters are 1o be used only where thay are specifically
required for fraffic calming, road alignment, protection from
srosion, oras an element of the multi-use path; and

4.5.4.6 The muiti-use path will be constructed on the water-side of the
road dnd will be designed to accommodate pedestrians as well as
northbound/easthound cyclists heading towards Franklin Road.
The multi-use path will be thres (3} metres wide and wili be
compeied of, as space permits, a mix of boardwalk, asphalt
shoulder and grade separated asphalt gath,

4.6 Phase 1 Park Development

4.6.1  The Owner shall, gs part of Phase 1 development:

AODLOTDIEL \ARreamants\ J0X8-08-30 Block T Covanant - Dovelopresnt Agraement ¥a-Final Jieen Dos AuE33, 2018 12:0% PMFEN
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4611 Construct frails A, B, €, znd H as shown on Schedule C in
ancordance with the Parks Plan and with Bylaw 1175, and t¢ the
satisfaction of the Director of nfrastructure Services;

4.6.1.2 Prepare to the satisfaction of the Director of Infrastructure
Services and register at the Land Title Office, a blanket right-of-
way over the entirg parcel to sacure public access over all trails
showr on Schedule £ This blanket right-of-way may be modifled,
ar imited to specified arpas, at any time after the trails have been
surveyed and constructad;

4.6.1.% Construet to the satisfaction of the Director of Infrastructure
Services public accass, including for pedestrians and cydisis, 1o all
parks shown on Schedule A and to trails A, B, Cand H as shown on
Schedute ;) and

4.6.1.4 Prepare to the satisfaction of the Director of Infrastructure
Services and register with the tand Title Office a statutory vight-
of-way over the zrez indicated az “Statutory ROW for public
sccass to Greenway + Vilage Green” oa Schedule C, to provide
nublic access aver the privately-owned greenspace indicated as
“Greenlane” and “Village Green™ on Scheduls B

5.0 PHASE 2

5.1 Bhase 2 shall include 3 mix of residential units in the form of apariments and
townhouses as shown on Schedules & and B;

5.2 Phase 2 development shall include:
5.2.1 Construction of trails O and F as shown on Schedule C, in agcordance with
the Parks Plan and i the satisfaction of the Director of infrastructure
Services;
5.2.2 Construction of public access, including for pedestrians and oyclists, ©
tralis and £ as shown on Schedule C, 1o the satisfaction of the Birector of

Fifrastructure Services; and

5.2.3 |Instalation of 2l fleld markers, plantings, and signage for ail parks shown
on Schedule A In gccordance with the Parks Plan,

&.0 PHASE 3

GABDIDNGIE ST semEnta\ 30530830 Block 7 Ciyvkrznt - Cewslopment sgreernent VE-final Clean. Dug Aug 3), IR E2:00 BRPH

Page 11 of 56



Status: Registered Doc #: CA7052234 RCVD: 2018-09-07 RQST: 2024-03-11 21.58.57

Page 14

6.1 Phase 3 shall include 2 mix of residential units in the form of apartments and
townhouses as shown on Schedules A ang B

B.2 Briar to the issuznce of occupancy permits for Phase 3, the Owner shall provide
the Town with a financial contribution of $200.000 to be ysed for parks and trail
improvements in accordance with the Parks Plan and not otherwise reguired by
this covenant,

5.3 Phase 3 development shall include:

£.3.7 Construction of trafls F and G, in accordance with the Parks Plan and as

£.3.2 Registration with the tand Title Office, and prepared to the satisfaction of
the Director of Infrastructure Sarvices, of all dedications or right-of-ways
necessary for all trails constructed as part of the Development and shown
on Schadule C; and

£.3.3 Registration with the Lang Title Office, and prepared 1o the satisfaction of
the Director of Parks, of sl dedications or right-of-ways necessary io
provide public access to all public trails and parks show in Schedules A
and ¢

7.8 trther UDevelopment Reguirements -~ The Owner ackrowledges and agrees that this
Agreement does not inciude 3li the requirements for davelopment of the Lands er any
portion of the Lands, and that pricr to construction or other development work, the
Cwiver shall obtain gl necessary development permits, developmaent variance gefmils,
buillding permits, and other reguired approvals from the Town. The Owner
acknowledges sad agrees that acceptance of this Agreement by the Town is not
confirmation that permits and other approvals will be granted.of given by the Town,

2.0 Other Subgivision Reguirements — The Owner acknowiedges and sgrees that this
Agrzement does not include all the requirements for subdivision of the Lands or any
portion of the Lands, and that subdivision is a matter governed by the Approving Officar,
who is an independent officer of the Town, tased an'his of her application of statutory
requirements and his or her determination of the public interest. The Owner further
acknowledges and agress that although the Owner may have aiready supphied plans and
other information to the Town pursugni to this Agresment, the acceptance of this
Agroement ang the plems by the Town for the purposes of this Agreement Is not
canfirmation that those plans of information are satisfactory to the Approving Officer,
or complete, or that any subdivision of the Lands or a portion of the tands will be
approvad,

8.0 Third Party Approvals — The Gwner sise acknowledges and agrees that acceptance of
this Covenant by the Town doss not relieve the Owner from obtaining all necessary

QG010 C2B I Agres mants\2018-08-30 Slock 7 Covenent - Doveiopraent Agreement Wh-Firal Clean Dac RKug 31,2053 12001 FMAPK
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approvals, permits, releases and authorizations from other land cwners, charge hoiders,
government ministriss and any other person who may have an interast in the Lands or
jurisdiction over the Lands.

10.0 Reguirements for Studles and Reports — Where this Agreement requiras that the
Owrer provide a study, plan, report or similar thing to the Director of Infrastructure
Services of other Town representative, the Owner shall be required to cause the report
to be prepared by a professional engineer, or other accredited professional,
appropriately gualified to prepare the report and acceptable to the applicable Town
represantative.

11.0  Desigh Requirements — Where this Agresment regquires that the Owner design
somathing, in order to satisfy the design requirement, the Owner shall be required to
cause detailed design drawings and specifications for the work of serviceto be prepared
by and under seal of an aporopriately guslified professional engineer zcceptable to the
applicable Town representative and to obtain the Town representative’s agoroval of
such drawings and specifications.

12.0  Section 218 Covenant and SRW Regquirements ~ Where the Cwrner is requirad, in arder
to satisfy or partialy satisfy 2 requirement under this Agreement, to grant 1o the Town g
covenant undar section 219 of the Land Title Act or a statulory right of way under
section 218 of that Act, the Owner shatl not be considerad to have granted the covenant
or right of way unti angd uniess the covenant or right of way isin a form approved in
writing by the Town, has Been executed by the Town, and the Owner has registered it in
the Land Title Office against tithe to the pertinent parcel or parcels of the Lands in
oriority to 3l financial legal notations, lishs, chargss and encumbrances, slong with any
reference, explanatory or other survey pian required by the Town 1o delineate the area
that is subiect to the covenant or right of way.

13.0 Specific Relief ~ Because of the public Interest in ensuring that all of the matters
described in this Agreement and the provisions of all applicable laws are complied with,
the public interest strongly favours the award of & prohibitory of mandatory injunction,
or an order far specific performance or other specific relief, by the Supreme Lourt of
aritish Columbia at the instance of the Tows, in the event of an actual or thragtened
breach of this Agreement.

14.0 indemnity - The Owner covenants and agrees with the Town thyt the OQwner shall
indemnify and save harmiess the Town and the Town Representatives from and ageinst
any and all actions, causes of actign, liabilities, demands, tosses {including aconormic and
conseguential losses), dameges, costs, expensss (inclutiing fees and disbursements of
professional advisors), fines and penalties, suffared or incurred by the Town or any of
the Town Reprasshtativas, arising out of or in any way due or redating to the grenting of
existerice of this Coverant, tha restrictions or ohligations contained in this Covenant,
the performance or non-performance by the Owner of this Covenant, or any werorgfu
act, orission or negligence of the Dwner or 3 person for whom it is responsible in law.
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Inspection — The Town may, by its officers, employees, contractors and agents, enter
upon the Lands and within all buildings and structures thereon at all reasonabls times
or the purpose of escertaining compliance with this Agreemant.

Discharge of Covernant ~ The Town agrees that once the Owner fully and strictly
complies with this Covenant, the Town will, upon reguest by the Owner and at the cost
of the Owner, exacuie a registrable discharge of this Covenant,

Mo Effect on Powsrs — This Agreement does niot

17.17  affect or limit the discration, rights or powers of the Town, oF the Town's
approving officer, under any enactment, or at cormmon law, including in relation
to the wse, development or subdivision of the Lands;

17.2  gffect or limit any enactment relating to the use, development or subdivision of
the Lands; or

17.3  relieve the Owner from complying with any enactment, including in relation to
the yse, deyelopment or subdivision of the Lands,

Runs With Land — This Agreement burdens and runs with, ang binds the successors in
title to, the Lands and sach and every part into which the Lands may be subdbdded or
consolidated by any means {including by way of subdivision plan, reference or
exglanatory plan, kease plan or strata pian of any kind).

Mo Public Law Duty — Where the Town, or the Director of Planning, Director of
Infrasufucture Services or other Feprssentative of the Town designated under this
Agresment {3 “Town Representative”), is required or permitted by this Agreement to
form an opinion, exercise a discretion, expfess satisfaction, make 3 determination of
give its consent, the Town or the Town Representative is under no public daw duty of
fairness or natural justice in that regard and the Cwner agrees that the Town or Town
Representative may do any of those things in the same manner as if it ware g private
party and not 3 pulric body.

Town Discretion — Wherever in this Agreement the approval of the Town or g Town
Representative is reguired, some act or thing is to be done to the satisfaction of the
Town or a Town Bepresentative, or the Town or Town Reprasentative is antitied fo form
an apinion or is given a sole discretiom;

20.4  the relevent provision B not deemed fulfiled or walved unless the approval,
opinion or expression of satisfaction is in writing signed by the Town or the Town
Renresentative, as the context reguires; and
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20.2  the approval, opinion or satisfacton is in the discretion of the Town or the Tawn
febresentative, 3s the coniext reguires, In its or His or her sole and unfetiered
giscretign.

21.0 Mo Obligation To Enforge ~ The rights given to the Town under this Agreement arg
permissive only and nothing in this Agreemant imposes any legal duty of any kind cn the
Town to any one, or obliges the Town to enforce this Agreement, to perform any act or
to incyr gny expanse in respect of this Agreement,

22,0 ‘Walver — An alleged walver of any breach of this Agreement is effective only if it is an
pxpress waiver in writing of the breach in raspect of which the waiver is asserted. A

ur continuing breach of this Agreement,

3.0 Priority — The Owner will do or cause to be done all acts necessary 1o register this
Agreernent azainst title to the Lands with priority over all financial charges, liens and
encumbrances registered, or pending registration, at the time of application for
registration of this Agresment against the title to the Lands.

24.8  Time of Essence ~ Time is of the essence of this Agreement,

25.6  Further Assurances — The Owner will do and cause to be done ail things, including by
executing further documents, a8 may be necessary to give effect to the intent of this
Agreement,

26.0 Severance ~ If any part of this Agreement is for any reascn held to be invalid by 2
decision of 3 court with the jurisdiction to do so, the invalid portion is to be considered
severed from the rest of this Agreemant and the decision that it i invalid will not affect
the validity of the remainder of this Agresment.

27.0  interpretation - In this Agreement:

27.1 reference to the singular includes a reference to the plural, and vice versa, unless
the context requires otherwise;

772 afticle and ssction headings have been inserted for ease of reference only and
are mot to be used in interpreting this Agreement;

77.3  the term “enactment” has the meaning given 1o it under the Interpretotion Act
{British Columbial on the reference date of this Agreement;

174  reference 1o any enactment includés any reguiations, orders or dirgctives made
under the zuthority of that enactment;
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275  referance 10 any enaciment is 2 reference to that enactiment as consolidated,
revised, amended, fe-enacted or feblaced, unless otherwise expressly grovided;

27.6  reference io z particuiar numbersd section or article, to & particular isttered
Schedule, is a referenced 1o the correspondingly numbered or lettered article,
section or Schedule of this and any Schadules 1o this agreement form part of this
Agresment;

277  referance to a “party” is a reference to 2 party 1o this Agreament and to thelr
respective  heirs, esecuters, administrators, successors, assigns, trustees,
receivers, agents, officials, employees and invitees, where the context requires
at allows; and’

27.8  where the word “including” is followed by a fist, the contents of the list are not
intended to circumscribe the generality of the expression praceding the word
including”,

Multiple Qwners — i 3t any time there is-more than one owner of the Lands or the
parcels comptised in the Lands, ali such owners shall be jointly and severally liable to the
Town with respect to the obligations of the OQwner under this Agreement.

Governing taw - This Agreement shall be governed by ang construed in accordance
with the laws of the Province of British Coluinbia, which shall be deemed s be the
proper faw hersof,

Enurernent — This Agreement and each and every provision hereof shall enure to the
henefit of and be binding upon the parties hareto and their respective beirs, executors,
ardministrators, successors and assigns, as the case may be.

Entive Agreement — This Agreement is the entire agreement between the parties
regarding its subject,

Az evidence of their agresmant to be bound by the terms of this Agreement, the parties have
executed the Land Title Act Form £ attached to and forming part of this Agreement.

TRETIDENOER T SR e s \ B A-08-50 Elok 7 Coverent - Develupment Agreement ¥3-Firal tean Do Aug 33, 2088 1208 FR/EN
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CONSENT AND PRIGRITY AGREEMENT

WHEREAS:

A,

o

Greentane Homes Ld (the "Owner’} is the registered owner of PID: O10-827-280,
Block 7 District Lot 842 Plan 755 {the "Lands"};

The Owner granted 1017178 BC Lid. {the "Pripr Chargeholder”) a mortgage which was
rezistered sgainst the titles te the Lands in the Vancouver Land Title Office under
number CAS545459 (the "Prior Charge”);

The Owner granted to the Town of Gibsons {the "Subsequent Chargeholder”] z
covenant pursuant to Section 218 of the Lond Thig Act 1o which this Priority is attachad
(the “Subseguent Charge”}; and

Section 207 of the Long Title Act permits the Prior Chargeholder to grant priority over a
charge to s subseguent chargeholder,

THEREFGRE THIS CONSENT AND PRICRITY AGREEMENT WHTNESSES THAT IN CONSDERATION OF
$1.00 AND OTHER GOOD AND VALUABLE CONSIDERATION RECEIVED BY THE PRIOR
CHARGEHOLDER FROM THE SUBSEQUENT CHARGEHOLDER {THE RECEIPT AND SUFFICIENCY CF
WHICH 1S HEREBY ACKINOWLEDRGED):

L.

Tha Prior Chargeheldsr hereby consents to the granting and registration of the
Subseguent Charge and the Prior Chargeholder hereby agrees that the Subsasgquent
Charge shall be binding upen iis interest in and to the Lands.

The Pricr Chargeholder hereby grants to the Subseguent Chargeholder priority for the
Subseguent Charge over the Prior Chargehoider’s right, title and interest in and to the
Lands, and the Prior Chargeholder does hereby postpone the Prior Charge and all of its
right, title and interest thereunder to the Subsequent Charge as if the Subsequent
Charge had'been executed, delivered and registered prior to the exeoution, delivery and
registration of the Prior Charge.

As evidence of its agrepment to be bound by the above terms of this Consent and Priority
Agreament, the Prior Chargeholder has executed and delivered Part 1 of Land Title Act Form €
which s attached hereto and forms part of this Agreement.

O STIOINATR T pgh anvanc: \ 2QEA-0R50 Bugk 7 Covenent - Bessioprent Agresmant M3-final Slean Dag Rup 3T, 2008 12003 RN
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Wildland Fire Interface
Protection Plan

21.58.57

Gospel Rock Village

Gibsons, BC

Aug 27, 2018
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3.0 PROJECT OVERVIEW
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Figure 1. Showing Gospel Rock NPA on OCP Land Use Map. .ot 2
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Diamond Head Consulting Ltd. (DHC) was retained to prepare an assessment of wildfire
interface risks and mitigation measures for the following proposed development.

{ Civic addrass: Gospel Rock Village, Gibsons B.C
| Client namsa: Greenlane Homes/Modus
U Date of site visit: May 27, 7018

This project is a residential townhouse development within the Gospel Rock Neighbourhood
located in Gibsons BC. Part F within the Official Community Plan: Gospel Rock Neighbourhood
Plan requires all major developments to have a Wildland Fire Interface Protection Plan:

o 3.4.27. The preparation of a Wildland Fire Interface Protection Plan will be required for
all major developments. The Plan shall address forest fire protection measures such as:
non-combustible roofing and siding material, green spaces and landscape vegetation,
perimeter protection buffers, evacuation routes and water supplies. At the time of
rezoning or subdivision, restrictive covenants will establish specific requirements for
building within Wildland Interface areas and will be implemented during the subdivision

and/or building permit approval process

Standards to achieve these objectives are identified, and reference NFPA-1144 (Standard for
Reducing Structure Ignition Hazards from Wildland Fire). In some cases, these standards can be
difficult to achieve for developments, and can result in more stringent restrictions than
intended. This assessment report considers both NFPA standards and Canadian FireSmart
standards to assess hazard and guide recommendations for the design and construction of
buildings and structures located within the boundaries of the Wildfire Development Permit

Area.

Diamond Head Consulting was provided with the following documentation from the client that
provides the basis for all comments and recommendations:

1. Gospel Rock Village — Park and Open Space Design — 170804

2. COMPREHENSIVE DEVELOPMENT AREA - Zone 4 - Gospel Rock Village — Phasing Plan —
April 2018 - MODUS

3. Gospel Rock Village - Site Plan = Block 7 = Proj. No. 1603 — JYW Architecture Inc. -
DRAFT

Any changes to these site plans should be provided to Diamond Head Consulting so that this
wildfire report can be updated accordingly.
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The forest stands surrounding the planned development site were classified into fuel types.
There are no fuel classifications specific to the coastal region in the Canadian Fire Behaviour
Prediction System; instead, the site has been classified as the fuel type that best represents the
fire behavior potential of the forest types most accurately. Fuel type interpretations can be
reviewed in Appendix 2.

Detailed fuel hazard assessments were completed within 500m of the lot using the provincial
assessment system, “Wildfire Threat Assessment Guide and Worksheets — Ministry of Forests,
Lands and Natural Resource Operations - BC Wildfire Service — Version2 -2017”

These plots are shown on Figure 6. Data collected at each fuel plot included:

RCVD: 2018-09-07 RQST: 2024-03-11 21.58.57
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. Soil and humus characteristics;

. Slope, aspect and terrain classification;

. Forest stand composition by layer (species, density, age, diameter, height, etc.);
. Vertical and horizontal stand structure;

. Quantity and distribution of ladder fuels;

. Composition and coverage of understory brush, herbs and grasses; and

. Quantity and distribution of ground fuels by size class.

A Wildfire Hazard Assessment has been completed using:

1.

A rraen b I
L ASERNAMNENT 3 \'u\‘\. S0 Wy

2. Future structural hazard of the proposed development using the FireSmart
Homeowners Manual (Partners in Protection and Province of BC, 2016)

LY Biwovaoned Flusonpushes
Foa FOARSOR RS AR
R PRSI L NSRRIy

The parcel is Block 7 of the Gospel Rock Village in the town of Gibsons. A proposed mix of
residential, commercial and park space will occupy approximately half of the 47acre block. The
subject site supports a large open space that is generally flat where the development will occur.
This area was cleared of trees sometime before 2004 (the oldest air photo available on Google
Earth). This areas now supports widely spaced conifers, smaller deciduous trees, dense
deciduous brush and invasive species.

To the south and on all sides surrounding the development area are steep slopes supporting
mature Douglas-fir forest and natural open spaces created by large rocky outcroppings. This
forest has been recognized as an important ecological value to the town and surrounding area.
Much of the existing mature forested area within the 47acre block will be retained as a
protected park including well know lookout points and natural open spaces.

The Gospel Rock Village is a phased development plan; however, this report is a preliminary
overview applied to the first phase with no specific building or landscape material available for
review. The preliminary nature of this report will allow the principals within to be applied to all
future phases. If the recommendations and principals within this report are followed, all future
phases will be considered ‘Firesmart” following Firesmart BC guidelines and current industry
standards.
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national benchmark fuel types that are used by the Canadian Fire Behaviour Prediction System
{Appendix 3). Three fuel types were identified. Descriptions of these forest areas are provided in

i
Forested areas nearby the proposed development site were classified into the fuel types
mapped in Figure 5. The fuels have been divided into classifications based on the sixteen

Appendix 2
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Each fuel type and distinct stand was assessed for wildfire threat using the Wildfire Urban
Interface worksheet. Figure 6 outlines the wildfire threat. Wildfire plot locations and Wildfire
Urban Interface (WUI) ratings are summarized in Appendix 1. This assessment accounts for the
fire behavior potential of these stands but does not consider plans for future structures. The
subject site was assessed to have an overall moderate risk from wildfire. This is from the
continuous forest surrounding the subject site.

The M2 mixes stands generally have approximately 75% conifer species; however, this is
variable throughout the stands. The C5 conifer dominated stands on the slopes to the south and
east of the site have a high composition of conifer trees however have lower ladder fuel loading
and the crowns are broken up by rocky outcrops. In most areas the conifer species have high
crown heights. A crown fire could generate in these stands however would likely require
drought weather conditions combined with high winds. The risk is also increases with the
steepness of the slope. The mature forested areas to the east and south of the site support
sensitive and high value ecosystems and will become protected natural areas. The treatments to
trees in these areas to reduce wildfire risk must be clearly justified and done in a very sensitive
way. Creating a firesmart landscape and buildings is recommended as the primary defense
against the wildfire risk to this development site.

Widbre Threat Magping Yo
g AR S frpad i
oo e D i v 3
. Apuion Dsainnewy g &@ fol-ctairats Thamat
Bt i S R S T
. A RT: 1 . %
Figure & - Whgiirs Threat Mapping
e P e s ] o 2
VAN AL8 |V S08-TI3-3888 b3
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Photo 1: View of vegetation growing within the Photo 2: Natural rock bluff lookout and view of
development area. Widely spaced conifers, smaller Howe Sound. This area will become part of the
deciduous trees, dense deciduous brush and invasive protected natural area and public park where
species such as Himalayan blackberry and Scotch broom several hiking trails will be created.

occupy the majority of the development site.

This section provides recommendations to mitigate the risk of wildfire to the proposed
development based on the current condition of hazardous fuels and wildfire threat, site
planning documents, FireSmart standards within the prioritized zones defined in the FireSmart
Homeowners Manual (Partners in Protection and Province of BC, 2016).

During a wildfire event, homes are ignited as a result of:

¢ Sparks or embers landing and accumulating on vulnerable surfaces such as roofs,
verandas, eaves and openings. Embers can also land on or in nearby flammable
materials such as bushes, trees or woodpiles causing a fire close to a structure.

¢ Extreme radiant heat from flames within 30 m of a structure that melts or ignites siding,
or breaks windows.

¢ Direct flame from nearby flammable materials such as bushes, trees or woodpiles.

In the event that a wildfire, suppression capability is improved with good access, defensible
space between the structures and the forest as well as adequate and accessible water supply.
The following are recommendations to mitigate risk to the development. These are factors that
provide long term mitigation against a wildfire event.

Areas to the east and south of the development will be protected parks and those north and
west are on adjacent private lands. Many of these are highly sensitive ecosystems in which trees
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removal is difficult to justify. Also, the plant community composition will change over time and
require maintenance. Recommendations for wildfire mitigation focus on structural design and
landscaping recognizing the limitations of altering these natural areas.

At the time this assessment was completed, detailed architectural structural plans and
landscape plans were not available for review. It is the responsibility of the owner and their
project team to understand the following restrictions and to comply with them.

it Wegtiedtmmere cabivaede Fremrey mavaerimaiie Sl
5.1 DRIGINGS SOUIDACK YOI NRZaraous Tues

Firesmart recommends that a 10m fuel free zone be established and maintained between
structures and hazardous fuels. This is to create a barrier to keep radiant heat from a fire away
from the structure and to provide a defensible space where suppression resources can fight a
wildfire. There is an onsite wildland interface that will be created along the south and east sides
of the development. Development will extend up to the edge of the existing slope break which is
where the site has previously been cleared of mature forest. The natural forested area
downslope of this interface is an environmentally sensitive area. An emphasis has been made
during the planning of this project to protect the integrity of this natural area.

There will be single family detached and multifamily units built up against this interface zone.
The zoning is expected to specify a 7.5m back yard setback to the property line. This is less than
the recommended of a 10m fuel free zone. However, removing trees beyond the property line
in the protected natural area will cause impacts to the integrity of this ecosystem. A
compromise between environmental protection and wildfire risk mitigation is required in these
situations. It is recommended that structures be placed as far back as possible from the forested
edge.

If possible, some of the conifer trees along this interface should be selectively pruned and
thinned to reduce the wildfire behavior in this zone while considering the environmental
integrity of the forest. If possible, ground fuel accumulations should also be removed by hand.

Figure 7 illustrates the minimum standard that will be established between the protected
natural area and the structures. In these cases when an ideal fuel free zone cannot be achieved,
it is important that no other concessions be made to other wildfire mitigation measures
including building construction, landscape design and irrigation.

Figure 8 illustrates the recommended standard to be achieved. This includes a 10m fuel free
zone as well as a treated transition zone within the first 10-20m of the natural forest. Planning
should strive to achieve this standard.
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Generally, during a wildfire, homes are ignited as a result of embers landing and accumulating
on vulnerable surfaces such as roofs, verandas, eaves and openings. Embers can also land on or

in nearby flammable materials such as bushes, trees or woodpiles and, if the resulting fire is

near the home, it could create enough radiant heat to ignite the walls of the home. Small fires in

the yard can also spread towards the structures, beneath porches or under homes. Therefore,

the building material and construction techniques are a paramount concern for homes in the

interface. Following Firesmart building guidelines should be applied to the development.
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Roofing

Vents, openings,
eaves, attics,
overhanging
projections, soffits

Exterior windows
and doors

Decks, porches,
balconies

Class A or B rated roofing material* should be used, and asphalt or metal roofing
should be given preference.

Any spaces between roof decking and covering should be blocked.

Screen or enclose rain gutters to prevent accumulation of plant debris.

Exterior vertical walls should be cladded with non-combustible materials*.

Preference should be given to stucco, metal, brick and concrete cladding.

Ensure that fire resistant materials extend from the foundation to the roof.

Flame resistant coatings that require ongoing maintenance or reapplication are not
acceptable.

Exterior wall assemblies that have exterior wood that is untreated and rely on the
interior wall for fire resistance are not acceptable.

Vents should be screened using 3mm, non-combustible wire mesh, and vent
assemblies should use fire shutters or baffles.

Eaves, soffits, attics, overhanging projections and underfloor openings should be
protected with non-combustible covers.

All windows should be double glazed, or of glass block. Radiant faces exposed to the
forest edge should be multi-paned with one pane glazed with annealed or tempered
insulating glass.

Limit the size and number of windows that face large areas of vegetation.

Window screens should be non-combustible.

Exterior doors an radiant faces exposed to the forest edge should be of fire resistant
materials.

Decks, porches and balconies should be sheathed with fire-resistant or non-
combustible materials.

Slotted deck surface allows needle litter to accumulate beneath the deck. Provide
access to this space to allow for remaoval of this debris.

Any covers should be built of the same ignition-resistant materials as a roof.

Irrigation sprinklers should be installed on private property and in landscaped parks
to keep plants healthy and fire-resistant. The switch for these should he made
accessible to turn on in the case of a wildfire.

Where fencing is within 10 m of the building or accessory buildings, use fire-
resistant or non-combustible materials.
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Combustible s During construction of houses, all waste construction materials including brush and
materials land clearing debris; needs to be cleaned up on a regular basis, to minimize the

potential risk. No combustible materials should be left at the completion of
canstruction.

Hydrants s Prior to construction of any wood frame buildings, there must be fire hydrants
within operating range.

Fire Suppression » The contractor should be familiar with the BC Wildfire Act and the current provincial
standards for wildfire suppression and have the appropriate tools on-site for the
duration of the project.

* Non-combustible materials: means that a material meets the acceptance criteria of CAN/ULC 5114, (Standard
Method of test for determination of non-combustibility in Building Materials)

Fire-resistant materials: means that a material meets the acceptance criteria of CAN/ULC-5101, (Fire Endurance Tests
of Building Construction and Materials)

Rated roofing materials: Class A, B or Cis a measure of the external spread of flame on a roof surface. Tests are
conducted using CAN/ULC 5107M methods of fire tests of roof coverings, or equivalent. The best rating achieved is
Class A, which may be described as effective against severe fire exposure.

The following specification are very important to comply with. Roofing must be fire retardant.
These have a Class A flame spread rating defined as “Class A roof coverings are not readily
flammable, are effective against severe fire exposures, and do not carry or communicate (i.e.,
spread) fire”. ANSI/UL 790, "Tests for Fire Re-sistance of Roof Covering Materials," and ASTM E
108, "Standard Test Methods for Fire Tests of Roof Coverings," are the fire-resistance capacity
tests used to determine a product's or roof assembly's classification. Any products that are
certificated as Class A with an "Assembly” requirement must have a project engineer or
architect provide signed proof that the product has been installed as per the specifications of
the manufacturer.

Exterior siding must be fire resistant. (Stucco, brick, fibre cement boards/panels and poured
concrete). Untreated wood products do not meet this standard. Flame resistant coatings that
require ongoing maintenance or reapplication are not acceptable. Exterior wall assemblies that
have exterior wood that is untreated and rely on the interior wall for fire resistance are not
acceptable. Wood products that have permanent treatments or are naturally fire resistant can
be accepted as long as product specifications and certified testing is provided.

It is critical that the structures be designed and huilt to these standards in order to meet the
guidelines of Firesmart BC.

Planned building materials have not been confirmed as no detailed architectural plans have
been developed yet for this project. All building within the development are recommended to
be constructed with fire resistant exterior materials. Wooden accents should not total more
than 20% on any one wall. All buildings immediately adjacent to the forest edge should be
constructed entirely of fire resistant materials.
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Access and services affects both the fire resistance of the development and, in the event a
wildfire does occur, the suppression capability and safety of first responders. Recommendations
for access and servicing are provided in table 2.

X

, i R
Irati B e EF

It is anticipated the construction site will create adequate turn-around space
for municipal fire engines. Two means of access are preferred with adequate
passing and turn-around space. Currently the site is accessed by one narrow
road (Chaster Rd} that meets Shaw Rd at the development site. Shaw Rd
currently dead ends, however, there are plans to extend this road in the

future which will create two means of vehicle access.

Water supply s  Prior to construction, the proposed development will be serviced by a

hydrant system

Utilities - Electric »  All new hydro servicing within the subdivision should be underground.

ro
.

Landscaping and maintenance for the site should follow FireSmart principals {(Ministry of Forests
Wildfire Management Branch, Firesmart Program). For single residential lots the enitre lot is
generally within 10m of the structure and will be landscaped. Within a larger scale
developments it is recommended that the whole development apply Firesmart landscape
guidelines. Planning and maintenance of this area should follow the requirements of priorty
zone 1 {<10m from strucures) outlines in the Firesmart program. The goal in this zone is to
remove hazardous fuels and convert vegetation to fire resistance species to produce an
environment that does not support combustion. These recommendations include strategic
selection of fire resistant replacement trees as well as landscaping and maintenance standards
are summarised in Table 3.

No detailed landscape plans were available for review. The landscape architect should be made
aware of the reccomendations within this report and ensure no conifers or long ornamental
grasses are planted within 10m of any building.
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Planting * Remove all highly flammable vegetation and other combustibles from around the building.
This includes all conifer hedging.

* No conifer trees species should be planted within 10m of any buildings.

* Landscaping should incarporate species that are fire resistant. These types of plants tend
to have moist, supple leaves with low amounts of sap or resin. They also have a tendency
not to accumulate dead material. A list of fire resistant plants and trees can be found at
the Firesmart Canada websitel. A list of suitable species has also been provided in
Appendix 6.

* Ensure that vegetation will not grow to touch or overhang buildings.

* |rrigation sprinklers should be installed in landscaping.

Maintenance * Annual grasses within 10 meters of buildings should be kept mowed to 10 centimeters or
less and watered regularly during the summer months;
* Ground litter and downed trees should be remaoved regularly and prior to the fire season.

To ensure that FireSmart standards are maintained on the property, periodic re-treatment or
maintenance is recommended in Table 4

able 4. Beguiremants for angoing mainternanoe

: TR
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s Regularly remove debris from roofs, gutters and beneath overhanging projections.

»  (Grass and landscaping should be kept mowed to 10 cm or less and watered regularly
during the summer months.

s landscape sprinkler systems should be installed and maintained by the homeowner.

s Remove any local accumulations of woody or combustible material (e.g., no woodpile

Homeowners .
or yard waste accumulations).

respaonsibility
s Remove any over mature, dead or dying shrubs and trees.

s Plant only fire resistant trees and shrubs. A list of fire resistant plants and trees can be
found at the fire smart canada website
(£ sigricenado cofimagessunionds,
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The Town of Gibsons requires that a Wildland Fire Interface Protection Plan be developed for
this proposed development. Planners, engineers, and landscape architects should refer to this
report and the FireSmart manual during the design phase of this development. All construction
operations should be conducted according to the Wildfire Act and the regulations. Following
these regulations will help reduce liability and protect the development.

This project has been planned with the protection of sensitive forested ecosystems as a priority.
Considering the sensitivities of these natural areas, some concessions have been made related
to tree removal within the wildland interface. Because of this the project will not meet all of the
Firesmart standards, however if the other recommendations made within this report are
complied with, wildfire risk to life and property will be substantially reduced.

If there are any questions or concerns as to the contents of this report, please contact us at any
time.

Sincerely,

Supervisor: Project Staff:

‘_.~-"'¢\‘.'\‘“§: _,_.tw ::h \\::::-‘:: S

wern

Mike Coulthard, R.P.Bio., R.P.F. Kristian Short, Cert. Horticulture
Senior Forester, Biologist ISA Certified Arborist (PN-8029 A)
Certified Tree Risk Assessor (46) ISA Qualified Tree Risk Assessor (TRAQ)

BC Parks Wildlife and Danger Tree
Assessor (P2229)
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The forested area to the south of the development area on a southerly aspect with steep grades
has been identified as a C5 stand. The C5 fuel type consists of a mature second growth canopy
of even aged, moderately stocked {500 — 800 stems per hectare) conifers. The stand is
dominated by Douglas-fir (Pseudotsuga menziesii) with lesser amounts of Western Redcedar
{Thuja plicata). This fuel type potentially poses a moderate wildfire threat. It takes a large
amount of energy to create a crown fire in this fuel type. In order for a crown fire to generate it

would likely require extreme fire weather conditions brought on by higher degrees Celsius than

relative humidity (Rh) described as “crossover” in fire weather. Table 5 outlines the general

stand characteristics of a C5 stand.

AR TR AN

TR

I AREIIT

Live and dead suppressed and understory conifer
! {stems/ha)

Low

SO AR
ST ASRHSE

20-40 % cover
" Herbs and deciduous shrubs

10-25% coverage

[
Tk

Page 44 of 56



Status: Registered

Doc #: CA7052234

Most of the forest within 500m of the development site has been classified as mixed. These
areas consist mostly of Red alder, Western redcedar and Douglas-fir. Stand density is variable

ranging from 600 to more than 1,000 stems per hectare.

The fire behavior potential in these stands varies depending on the percentage content of
coniferous species. Most of the stands adjacent to the site have a coniferous component of
approximately 75% and pose a moderate risk to the site. There are isolated groups of conifers
that pose a moderate risk. The M2 stand poses a moderate wildfire risk to the subject site, but if
a surface fire did start it would be unlikely to become a crown fire. Table 6 outlines general

stand characteristics.
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There is an area to the south of the development site that has many deciduous shrubs and small
trees but also has widely spaced conifers and long grass that will likely become cured in the
summer months and can pose a moderate wildfire risk. This small area although dominated by
deciduous species likely has a higher fire potential than most deciduous stands which is why it
has been labeled as M2/D1 and given a ‘moderate’ risk of wildfire opposed to ‘low” which

deciduous generally has.

D1 fuel types typically have less than 20% coniferous component and are dominated by even
aged native deciduous trees such as Red Alder (Alnus rubra), Bigleaf Maple (Acer
macrophyllum), and/or Black Cottonwood (Populus balsamifera ssp. Balsamifera). D1 fuel types
have a low flammability and would not support a fast spreading, high intensity wildfire. D1
stands pose a low wildfire risk and are expected to act as fuel breaks decreasing the overall

wildfire threat to the site. Table 7 outlines general characteristics of D1.
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The current Canadian Forest Fire Behavior Prediction (FBP) System does not include coastal
forests in their fuel type descriptions. These fuel types reflect stand conditions that were
modeled to predict fire behavior potential. On the coast the fuel type that most closely
represents forest stand structure and conditions has been used. The following fuel types are the
most common interpretations used on the coast.

This fuel type is characterized by mature second growth stands dominated by Western Red
Cedar (Thuja plicata) and Western Hemlock (Tsuga heterophylla). There can be small component
of dominant Douglas-fir (Pseudotsuga menziesii) in the overstory. This fuel type is moderately
dense {500-1000 stems per ha} and has a high crown base height of 10 to 15m. The understory
is of moderate density, usually consisting of Western Redcedar and Western Hemlock
regeneration. The ground fuel component consists of moderately dense fine fuel layer (>7cm)
and a low percent cover of large woody debris (>7cm). It takes a large amount of energy to
create a crown fire.

£5 Funl Type

e

This fuel type is characterized by a uniform mature second growth conifer dominated stand. This
stand consists of mature Western Red Cedar (Thuja plicata) and Western Hemlock (Tsuga
heterophylla). There is also a minor component of dominant Douglas-fir {(Pseudotsuga menziesii)
in the stand. Compared to a C5 stand, a C3 stand is more densely stocked (1000-2000 stems per
ha) and there is a lower crown base height (usually 4-8 m). The understory is more densely
stocked with Western Redcedar and Western Hemlock. The ground fuel component consists of
moderately dense fine fuel layer (>7cmj and a low percent cover of large woody debris (>7cm).
A crown fire in a C3 stand takes less energy to create than a C5 stand.
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£3 Funl Type

TR -

This fuel type consists of a mixed conifer and deciduous tree type. This stand is not uniform in
structure and is composed of a wide variety of species. These may include and not limited to:

Western Red Cedar (Thuja plicata), Western Hemlock (Tsuga heterophylla), Douglas-fir
{Pseudotsuga menziesii), Red Alder (Alnus rubra), Bigleaf Maple (Acer macrophyllum}, and Paper
Birch (Betula papyrifera).

These stands usually consist of less than a 70% of conifer trees, reducing the wildfire risk. There
is usually a low crown height (5m) and a high percentage of ladder fuels. There is a high percent
cover of suppressed trees, but they are usually composed of deciduous species.

M2 FusiType

b : '\._

T
i

This fuel type is dominated by deciduous trees consisting mostly of Red Alder {Alnus rubra),
Bigleaf Maple (Acer macrophyllum), and Paper Birch (Betula papyrifera). D1 stand structure is
not uniform with a wide variety of tree ages. There is a well-developed shrub layer, but is mostly
composed of low-flammable species. Crown fires are not expected because of the deciduous
fuel type. D1 stands on the coast can be used as fuel buffers as they present a low wildfire risk.
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This fuel type is rare within the lower mainland as it is mostly defined by densely stocked
Lodgepole pine (Pinus contorta). This fuel type can be found more towards Squamish and
Pemberton. Some small densely stocked Western Red Cedar (Thuja plicata), Western Hemlock
{Tsuga heterophylla), and Sitka Spruce {Picea sitchensis) can be found in the Lower Mainland,
but these stands are often isolated and small. Stands are densely stocked, {approximately
10,000-30,000 stems/ha) with a large quantity of fine and large woody debris. These stands are
characterized as having vertical and horizontal fuel continuity. The shrub community in this
stand is of very low density.
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Co-dominant Trees

Defines trees with crowns forming the general level of the main canopy in even-aged
groups of trees, receiving full light from above and partial light from the sides.

Coarse fuels (coarse woody
debris)

The height, above ground, where the live crown of caniferous trees begins.
Measured in meters (m).

An assessment of the degree to which the crowns of trees are nearing general
contact with one another. The percentage of the ground surface that would be
considered by a downward vertical projection of foliage in the crowns of trees.

Defines trees with crowns extending above the general level of the main canopy of
even-aged groups of trees, receiving full light from above and comparatively little
from the sides.

These meet the acceptance criteria of CAN/ULC-5101, (Fire Endurance Tests of
Building Construction and Materials)

Classification of forested stands as described by Canadian Forest Fire Behavior
Prediction (FBP) System. There are currently no fuel type classifications specific to
coastal fuels.

Fine fuels (fine woody
debris)

Intermediate Trees

Defines trees with crowns extending into the lower portion of the main canopy of
even-aged groups of trees, but shaorter in height than the co-dominants. These
receive little direct light from above and none from the sides, and usually have small
crowns that are crowded on the sides.
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Ladder Fuels

Live or dead vegetation that allows a fire to burn into the canopy {crown) of a
forested stand.

Lift Pruned

Litter Layer

The remaval of ladder fuels to increase the crown base height.

Surface buildup of leaves and woody material.

Live Crown Ratio

Is the percentage of the total stem length covered with living branches. It provides a
rough but convenient index of the ability of a tree’s crown to nourish the remaining
part of the tree. Trees with less than 30 percent live crown ratio are typically weak,
lack vigor, and have low diameter growth, although this depends very much an the
tree’s age and species.

Means that a material meets the acceptance criteria of CAN/ULC 5114, (Standard
Method of test for determination of non-combustibility in Building Materials})

Defines trees with crowns receiving full light from all sides due to the openness of
the canopy.

Class A, B or Cis a measure of the external spread of flame on a roof surface. Tests
are conducted using CAN/ULC S107M methods of fire tests of roof coverings, or
equivalent. The best rating achieved is Class A, which may be described as effective
against severe fire exposure.

The number or size of a population (trees} in relation to some unit of space (one
hectare). It is measured as the amount of tree biomass per unit area of land.

Defines trees with entirely below the general level of the canopy of even-aged
groups of trees, receiving no direct light either from abaove or from the sides.

An unplanned, unwanted wildland fire, including unauthorized human-caused fires,
escaped wildland fire use events, escaped prescribed fire projects, lightning strikes,
downed power lines, and all other wildland fires where the objective is to put the
fire out.
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Achittea spe d Achitles
alternative) = Armeria maritima
®»  Ajugareptans s Aguilagia
& Arctostaphavios uva-ursi e Aurinia saxatilis
e Autennaria roses ® Caorenpsis
»  Aubrieta detoidea s Echinacea purpures
s {Ceanothus prostatus o Epilabium angustifolium
“ Cerastium tomantosum ® Gaillardia varietias
L Oianthus spacies ® Garanium species
® Delosparma nubigenum and the lass cold & Helianthemum
hardy cocperi e Hemerocatlis
«  Fragaria species {turf alternative) »  Kniphofia uvaris
»  Phioxsubuiata & iris - bhearded
»  Sedums °
s Sempervigms ® Lupinus
s Thymus praecox turf albernative) & Panstemon
e Varonica species @ Qenathera species
® Papaver orientale
® Perovskia atriplicifolia
o Ratibida colummnifera
#»  Salvia species
s Stachys byzantina

s Amelanchier alnifolia & Acer circinatum, glabrum, macrophylium,
«  Caryopteris ¥ clandonasis plantanoides, rubrum
2 Ceanathus e Aescuius hippocastanum
»  Cistus s Alnus rubra tenuifolia
o Cotoneasiar specias & Betula spacies
2 Euonymis alatus e Catalpa speciosa
© Framomnteden on califarnium ®  Celtis cecidantalis
«  Fuchsia (dieback} s Caris canadensis
s Gaultheria shallow «  Cornus florida, stolonifera, nuttallii
» Holodiscus discotour =  Crataegus species
L Lagerstroemia indica & Fagus spacias
[ Mahonia @ Fraxinus species
»  Pachystima myrsinites e Gingko biloba
s« Philadeinhus speceis »  Gleditsia triacanthos
«  Paxistima myrthifoiia &«  Gymnociadus dioicus
2 Pyracantha species e Juglans
»  Ribas species s Liquidambar styracifiva
o Rhus spacies & Malus species
® Rosa spacies and hardy own root shrib ® Populus species
s Spirsea bumalda ® Prurius charry
& Symphaoricarpos atbus s Cuercus agrifolia, rubra, palustria, garrvana
s Syringa vuiparis, spidouglasii «  Robinia pseudoacacia
®»  Yucca species = Salix species
. Sorbus aucuparia

Source: Master Gardeners Association of BC. http://mgabc.org/node/1514.
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1. Except as expressly set out in this report and in these Assumptions and Limiting
Conditions, Diamond Head Consulting Ltd. (“Diamond Head”) makes no guarantee,
representation or warranty (express or implied) with regard to: this report; the
findings, conclusions and recommendations contained herein; or the work referred to
herein.

2. This report has been prepared, and the work undertaken in connection herewith has
been conducted, by Diamond Head for the “Client” as stated in the report above. It is
intended for the sole and exclusive use by the Client for the purpose(s) set out in this
report. Any use of, reliance on or decisions made based on this report by any person
other than the Client, or by the Client for any purpose other than the purpose(s) set
out in this report, is the sole responsibility of, and at the sole risk of, such other person
or the Client, as the case may be. Diamond Head accepts no liability or responsibility
whatsoever for any losses, expenses, damages, fines, penalties or other harm
(including without limitation financial or consequential effects on transactions or
property values, and economic loss) that may be suffered or incurred by any person as
a result of the use of or reliance on this report or the work referred to herein. The
copying, distribution or publication of this report (except for the internal use of the
Client) without the express written permission of Diamond Head (which consent may
be withheld in Diamond Head’s sole discretion) is prohibited. Diamond Head retains
ownership of this report and all documents related thereto both generally and as
instruments of professional service.

3. The findings, conclusions and recommendations made in this report reflect Diamond
Head’s best professional judgment in light of the information available at the time of
preparation. This report has been prepared in a manner consistent with the level of
care and skill normally exercised by arborists and foresters currently practicing under
similar conditions in a similar geographic area and for specific application to the trees
subject to this report as at the date of this report. Except as expressly stated in this
report, the findings, conclusions and recommendations set out in this report are valid
for the day on which the assessment leading to such findings, conclusions and
recommendations was conducted. If generally accepted assessment techniques or
prevailing professional standards and best practices change at a future date,
modifications to the findings, conclusions, and recommendations in this report may be
necessary. Diamond Head expressly excludes any duty to provide any such modification
if generally accepted assessment techniques and prevailing professional standards and
best practices change.

4. Conditions affecting the trees subject to this report (the “Conditions”, including
without limitation structural defects, scars, decay, fungal fruiting bodies, evidence of
insect attack, discoloured foliage, condition of root structures, the degree and direction

T & i oy > Ll w N N oW N PN N ]
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of lean, the general condition of the tree(s) and the surrounding site, and the proximity
of property and people) other than those expressly addressed in this report may exist.
Unless otherwise stated: information contained in this report covers only those
Conditions and trees at the time of inspection; and the inspection is limited to visual
examination of such Conditions and trees without dissection, excavation, probing or
coring. While every effort has been made to ensure that the trees recommended for
retention are both healthy and safe, no guarantees, representations or warranties are
made (express or implied) that those trees will remain standing or will not fail. The
Client acknowledges that it is both professionally and practically impossible to predict
with absolute certainty the behaviour of any single tree, or groups of trees, in all given
circumstances. Inevitably, a standing tree will always pose some risk. Most trees have
the potential for failure and this risk can only be eliminated if the risk is removed. If
Conditions change or if additional information becomes available at a future date,
modifications to the findings, conclusions, and recommendations in this report may be
necessary. Diamond Head expressly excludes any duty to provide any such modification
of Conditions change or additional information becomes available.

5. Nothing in this report is intended to constitute or provide a legal opinion, and Diamond
Head expressly disclaims any responsibility for matters legal in nature (including,
without limitation, matters relating to title and ownership of real or personal property
and matters relating to cultural and heritage values). Diamond Head makes no
guarantee, representation or warranty (express or implied) as to the requirements of
or compliance with applicable laws, rules, regulations, or policies established by
federal, provincial, local government or First Nations bodies (collectively, “Government
Bodies”) or as to the availability of licenses, permits or authorizations of any
Government Body. Revisions to any regulatory standards (including bylaws, policies,
guidelines an any similar directions of a Government Bodies in effect from time to
time) referred to in this report may be expected over time. As a result, modifications to
the findings, conclusions and recommendations in this report may be necessary.
Diamond Head expressly excludes any duty to provide any such modification if any
such regulatory standard is revised.

6. Diamond Head shall not be required to give testimony or to attend court by reason of
this report unless subsequent contractual arrangements are made, including payment
of an additional fee for such services as described in the fee schedule and contract of
engagement.

7. In preparing this report, Diamond Head has relied in good faith on information
provided by certain persons, Government Bodies, government registries and agents
and representatives of each of the foregoing, and Diamond Head assumes that such
information is true, correct and accurate in all material respects. Diamond Head
accepts no responsibility for any deficiency, misinterpretations or fraudulent acts of or
information provided by such persons, bodies, registries, agents and representatives.
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8. Sketches, diagrams, graphs, and photographs in this report, being intended as visual
aids, are not necessarily to scale and should not be construed as engineering or
architectural reports or surveys.

9. Loss or alteration of any part of this report invalidates the entire report.
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PO G ves (Sherge) NEW WESTMINSTER LAND TITLE OFFICE DECLARATION(S) ATTACHED
LAND TITLE ACT -09- 58-
FORM C (Section 233) CHARGE Sep-09-2020 15:58:57.001 CA841 8359
GENERAL INSTRUMENT - PART 1 Province of British Columbia PAGE 1 OF 95 PAGES

Your electronic signature is a representation that you are a designate authorized to Sarah Angus Digitally signed by Sarah

certify this document under section 168.4 of the Land Title Act, RSBC 1996 ¢.250, PiVﬂiCk 5 Angus Pivhick HWNY26
that you certify this document under section 168.41(4) of the act, and that an < Date: 2020.09.09
execution copy, or a true copy of that execution copy, is in your possession. HWNY28 * 15:57:02 -07'00'

1. APPLICATION: (Name, address, phone number of applicant, applicant's solicitor or agent)
DS LAWYERS CANADA LLP

800 - 543 Granville St. File: 5711.1
Tel: (604) 669-8858

Vancouver BC V6C 1X8

Document Fees: $74.87 Deduct LTSA Fees? Yes
2. PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND:

[PID] [LEGAL DESCRIPTION]

010-827-200 BLOCK 7 DISTRICT LOT 842 PLAN 6755

sTC?  YES [

3. NATURE OF INTEREST CHARGENO.  ADDITIONAL INFORMATION
Covenant SECTION 219 LAND TITLE ACT

4. TERMS: Part 2 of this instrument consists of (select one only)
(a) I:IFilcd Standard Charge Terms D.F. No. (b) Exprcss Charge Terms Amnexed as Part 2

A selection of (a) includes any additional or modified terms referred to in Item 7 or in a schedule annexed to this instrument.

5. TRANSFEROR(S):
GREENLANE HOMES LTD., INC. NO. BC1058102

6. TRANSFEREE(S): (including postal address(es) and postal code(s))
TOWN OF GIBSONS

474 SOUTH FLETCHER ROAD, BOX 340
GIBSONS BRITISH COLUMBIA
VON 1V0 CANADA
7. ADDITIONAL OR MODIFIED TERMS:

8. EXECUTION(S): This instrument creates, assigns, modifies, enlarges, discharges 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.

Officer Signature(s) Execution Date Transferor(s) Signature(s)
Y M D
TOWN OF GIBSONS by its
Lorraine Coughlin authorized signatories:

20 | 06 | 18

Commissicner for Taking Affidavits in British Columbia

474 South Fletcher Road W. Beamish, MAYOR
Gibsons, BC VON 1VO

(as to all signatures) Lindsey Grist, CORPORATE
OFFICER

OFFICER CERTIFICATION:

Your signature constitutes a representation that you are a solicitor, notary public or other person authorized by the Evidence Act, R.5.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.
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1. THE GRANTOR COVENANTS AND AGREES with the Town that:

(a) the Lands and all buildings and structures thereon shall not be used for
any purpose except residential use and those uses permitted in the
Town’'s Zoning Bylaw No. 1065, 2007 for the subject property and in
accordance with this Agreement;

(b) hereafter, no building or structure shall be located, constructed,
reconstructed, moved or extended on the Land except in accordance with
the recommendations and conditions specified in the following
geotechnical reports, copies of which are annexed to this Agreement as
Schedules ‘A’ through ‘E’:

(i) Schedule ‘A’ — Report titled “Preliminary Geotechnical Assesment:
Proposed Residential Development — Gospel Rock Village Block 7 DL
842 Group 1 NWD Plan 6755, Gibsons, B.C.” completed by Kontur
Geotechnical Consultants Inc., dated December 27, 2018 and revised
September 19, 2019;

(i) Schedule ‘B’ — Report titled “Geotechnical Exploration and Report:
Proposed Residential Development — Gospel Rock Village Block 7 DL
842 Group 1 NWD Plan 6755, Gibsons, B.C.” completed by Kontur
Geotechnical Consultants Inc., dated January 31, 2019;

(iii) Schedule ‘C’' — Letter titled “Geotechnical Addendum Letter, Proposed
Residential Development — Gospel Rock Village, Block 7 DL 842
Group 1 NWD Plan 6755, Gibsons B.C.” completed by Kontur
Geotechnical Consultants Inc., dated September 18, 2019;

(iv) Schedule ‘D’ — Letter titled “Geotechnical Addendum Letter 02,
Building Setbacks for Proposed Residential Development — Gospel
Rock Village, Block 7 DL 842 Group 1 NWD Plan 6755, Gibsons B.C.”
completed by Kontur Geotechnical Consultants Inc., dated February
5, 2020;

(v) Schedule ‘E’ — Letter titled “Geotechnical Addendum Letter 03, Rock
Slope and Foundation Stabilization Measures — Gospel Rock Village,
Lot b6, b7, and 58 (Block 7 DL 842 Group 1 NWD Plan 67558) Gibsons
B.C.” completed by Kontur Geotechnical Consultants Inc., dated April
8, 2020;

(c) no fill shall be placed on the Lands without authorization of a Fill Permit or
a Building Permit and unless the Grantor first:

(i) submits to the Town a detailed plan prepared by a BC Land
Surveyor or a registered professional engineer showing the
existing, proposed and finish elevations, drainage details, site
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(d)

(e)
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details, property lines, the location of buildings on lots adjacent to
the proposed fill, cross sections and any other information relevant
to the fill placement;

(ii) obtains liability insurance respecling the proposed fill placement,
with the Town named as an additional insured;

(iii) signs a Town Work Order agreeing to pay the full costs of
emergency works or street cleaning arising from the fill placement;
and

notwithstanding anything herein, the Grantor shall, at the Grantor’s sole
expense:

(i) duly and properly comply with all its obligations under
Development Permit No. DP-2019-06 and this Agreement; and

(ii) comply with all recommendations and further recommendations of
the geotechnical engineer who prepared the Geotechnical Report;
and

the Grantor shall do or cause to be done, at the expense of the Grantor,
all acts reasonably necessary to grant priority to this Agreement over all
charges and encumbrances which may have been reqistered against the
title to the Lands in the New Westminster Land Title Office, save and
except those specifically approved in writing by the Town or in favour of
the Town.

The Grantor shall reimburse the Town for any expenses that it may incur as a
result of a breach of section 1 by the Grantor, on a solicitor and own client basis
in the case of expenses for legal services.

The Grantor, with full knowledge of the potential for events of erosion, land slip,
or rock falls, whether or not the provisions of this Agreement are complied with,
and with full knowledge of the fact that the Lands are located in a hazardous
area, and for the consideration referred to above, and in consideration of the
approvals given by the Town, hereby

(a)

(b)

releases the Town and its elected officials, officers, employees, servants
and agents from all loss, damage, costs, actions, suits, debts, accounts,
claims and demands (hereafter collectively called “Claims™); and

covenants and agrees to effectually indemnify and to save harmless the
Town and its elected officials, officers, employees, servants and agents
against all Claims by whomsoever brought and of whatsoever nature,
which the Town or its elected officials, officials, employees, servants or
agents, or any of them, may suffer or incur or be put to, arising out of,
caused or alleged to be caused in whole or in part by, or in connection
with or allegedly in connection with the proposed development of the
Lands including, without limitation, Claims arising or allegedly arising
from:
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any breach or alleged breach of any covenant, agreement, term or
condition on the part of the Grantor contained in this Agreement;

any loss or damage to any works or services, or any present or future
building, improvement, chattel or structure, including the contents of
any of them, situated, built, constructed, erected, installed or placed
on the Lands or any other lands, including without limitation, any
property owned in whole or in part by the Town or which the Town by
duty or custom is obliged, directly or indirectly, in any way or to any
degree to construct, repair, or maintain, caused or alleged to be
caused directly or indirectly by any event or any alleged event of
erosion, land slip, or rock falls, whether or not the provisions of this
Agreement are complied with;

(iii) any personal injury or death of any occupants, guests or invitees

presently or hereafter attending or residing on the Lands, caused or
alleged to be caused directly or indirectly by any event or any alleged
event of erosion, land slip, or rock falls, whether or not the provisions
of this Agreement are complied with;

(iv) the disturbance of any existing soil or ground cover on the Lands, the

(v)

issuance of any development, building or other permit covering the
Lands or any part thereof, the construction, installation,
reconstruction, alteration or placement of any building, utility, work,
service, improvement, chattel or structure, including the contents of
any of them, upon the Lands, and without limiting the generality of the
foregoing, for any damages caused or alleged to be caused directly or
indirectly by any event or any alleged event of erosion, land slip, or
rock falls, whether or not the provisions of this Agreement are
complied with;

any act or omission carried out by or not carried out by the Town, its
elected officials, officers, servants, agents or employees in the
exercise or purported exercise of any of the rights granted by, or
compliance or attempted compliance with any obligations imposed by,
this Agreement or arising from the restrictions imposed by this
Agreement on the use or development of the Lands or the
construction of any buildings or structures thereon or its registration in
the appropriate Land Title Office; and

(vi) all expenses and costs which may be incurred by reason of liens for

nonpayment of Ilabour or materials, workers’ compensation,
unemployment insurance, Federal or Provincial tax, check-off or
encroachments owing to mistakes in survey.

IT IS MUTUALLY UNDERSTOOD, agreed and declared by and between the
parties hereto that;

the Town has made no representations, covenants, warranties,
guarantees, promises or agreements (oral or otherwise) with the Grantor
other than those contained in this Agreement;
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(c)

(d)

(e)

(M)

(9)

(h)

(i)

()

(k)
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nothing contained or implied herein shall obligate the Town to enforce the
provisions of this Agreement;

nothing contained or implied herein shall prejudice or affect the rights and
powers of the Town in the exercise of its functions under any public and
private statutes, by-laws, orders and requlations, all of which may be fully
and effectively exercised in relation to the Lands as if this Agreement had
not been executed and delivered by the Grantor;

the covenants set forth herein shall run with the Lands and each and
every part into which the Lands may be subdivided or consolidated by any
means (including subdivision plan, reference or explanatory plan, strata
plan, bare land strata plan or lease), but no part of the fee of the Lands
passes to or is vested in the Town under or by this Agreement. It is
further expressly agreed that the benefit of all covenants made by the
Grantor herein shall accrue solely to the Town and that this Agreement
may be modified by agreement of the Town with the Grantor, or
discharged by the Town, pursuant to the provisions of Section 219(9) of
the Land Title Act;

wherever the singular or masculine is used herein, the same shall be
construed as meaning the plural, feminine or the body corporate or politic
where the context or the parties so require;

this Agreement shall enure to the benefit of and be binding upon the
parties hereto and their respective heirs, executors, administrators,
successors and assigns;

the parties hereto shall do and cause to be done all things and execute
and cause to be executed all documents which may be necessary to give
proper effect to the intention of this Agreement;

this Agreement shall be governed and construed in accordance with the
laws of the Province of British Columbia;

no waiver of default by either party is effective unless expressed in writing
by the party waiving default, and no condoning, overlooking or excusing
by either party of a previous default of the other is to be taken to operate
as a waiver of any subsequent default or continuing default, or to in any
way defeat or affect the rights and remedies of the non-defaulting party;

if any section, subsection, sentence, clause or phrase in this Agreement is
for any reason held to be invalid by decision of a court of competent
jurisdiction, the invalid portion shall be severed and the decision that it is
invalid shall not affect the validity of the remainder of this Agreement; and

L] o LU 17 o TR 1]

Schedules “A”, “B”, “C", “D”, and “E” being a copy of the Geotechnical
Reports and Letters, forms part of this Agreement.
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As evidence of their agreement to be bound by the above terms, the parties each have
executed and delivered this Agreement by executing Part 1 of the Land Title Act Form C
to which this Agreement is attached and which forms part of this Agreement.
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Schedule A

Report titled “Preliminary Geotechnical Assesment: Proposed Residential
Development — Gospel Rock Village Block 7 DI 842 Group 1 NWD Plan 6755,
Gibsons, B.C.” completed by Kontur Geotechnical Consultants Inc., dated
December 27, 2018 and revised September 19, 2019;
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| PRELIMINARY GEOTECHNICAL ASSESSMENT
Proposed Residential Development — Gospel Rock Village
Block 7 DL 842 Group 1 NWD Plan 6755, Gibsons B.C.

Document Type: Issued for Development and Subdivision Permit
Date: December 27, 2018 (Revised September 19, 2019)

Project No.: K-191102-00

Submitted to:

Mr. Ji Yonggiang of Greenlane Homes Ltd.

c/o JYW Architecture Inc.
Unit 211-211 Columbia Street
Vancouver, B.C.

V6A 2R5

Webster Engineering Ltd.
3745 Delbrook Ave.

North Vancouver, B.C.

V7N 3Z4

By Email: Michelle Fisher

Submitted by:

Kontur Geotechnical Consultants Inc.
Unit 65, 1833 Coast Meridian Road, Port Coquitlam BC
Re 778730 1747 |83 infu@konturay | & wwnw kontures

Per: Matthew Yip MEng PEng
Reviewed by: Evan Sykes PEng
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1.0 INTRODUCTION

Kontur Geotechnical Consultants Inc. (Kontur) has completed this Preliminary Geotechnical Assessment
for the above-referenced project. The purposes of the assessment were to characterize the site from a
geotechnical point-of-view and to provide geotechnical comments and recommendations related to
subdivision and site development. Detailed geotechnical design recommendations are provided in a
separate report.

This report, which summarizes the findings of the assessment, has been prepared in accordance with
standard and widely accepted geotechnical engineering principles and practices for similar developments
in this region. This report does not address any environmental issues related to the proposed project.

Review and use of this report should be completed in accordance with the attached Interpretation and
Use of Study and Report document. This document is an integral part off this report and should be read
in conjunction with all parts of this report.

2.0 UNDERSTANDING OF PROJECT

It is Kontur’s understanding that it is planned to subdivide and develop the above-referenced site. A total
of about 47 single-family residential lots and a mixed-use/commercial area will be developed. The project
will consist of about five (5) new roads (Cross Rock Way, Village High Street, Village Crescent, Prospect
Place, Road C, and an Emergency Access Road) and associated infrastructure. Off-site improvements to
Chaster and Gower Point Roads will also be completed and include widening and pavement re-surfacing.
Significant fill slopes and retaining walls are also anticipated due to the existing topography of the site. a
cast-in-place reinforced concrete wall is being considered along the north side of Village High Street, with
the remaining retaining walls likely to consist of stacked rock.

3.0 SOURCES OF INFORMATION
The following sources of information were reviewed as part of the study presented in this report:

+ Design Drawings prepared by Webster Engineering Ltd.

*  Syrficial geology maps of the area and nearby

+ Nearby Water Well records;

»  Review of Kontur's in-house geotechnical database and experience of the area; and,

s A site reconnaissance completed by a Senior Geotechnical Engineer on November 24", 2018.

This report is based on the site reconnaissance completed by Kontur.
4.0 SITE DESCRIPTION
4.1 General

The location and general site layout are shown on the attached Figure 1, in Appendix B of this report.
Select photographs are shown in Appendix C.
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The legal description of the project site is Block 7 DL 842 Group 1 NWD Plan 6755. Part of the development
will include an emergency access road and extension of Cross Rock Way from Chaster Street to the
development through Block 6, located to the west of the site.

The project site is situated on the top of a wide bedrock ridge that is located above the juncture between
the Strait of Georgia and the Shoal Channel. The project site covers an area of about 18.8 ha (46.54 acres),
not including Block 6. The project site is about 480m long (north to south) and 460m wide (west to east).
The west side of the project site is bounded primarily by undeveloped residential land; however,
developed single-family residential properties bound the south-west corner of the project site. the north
side of the project site is bounded by the eastern end of Chaster Road with a frontage of about 40m along
the road. The remaining part of the project site is bounded by an undeveloped residential property to the
north. The north part of the section of the development {emergency access and roadway) within Block 6
is bounded by about 360m of Chaster Road to the north. The southern and eastern sides of the project
site is bounded by Gower Point Road with a frontage of about 800m along the road.

The project site has a network of walking trails and old logging roads that have been used by local
residents. A chain link fence was noted to border the west and north sides of the site along the property
boundary; however, sections of the fence had been removed where walking trails extended on either side.

Review of historical aerial photographs that date back to about 1947 indicate various logging activities
and construction of residential properties adjacent to and within the project site.

4.2 Surface Conditions

In general, from about the centre of the northern property boundary, the ground surface extends to the
south (south-southeast) direction over a wide bedrock ridge over a horizontal distance of about 330 to
340m to a district break-in-slope. This ‘line’ roughly marks the apex of the ridge and is located at an
elevation of about 100m, geodetic. The bedrock ridge is roughly about 150 to 180m in width {(west to
east).

The west side of the ridge gently to moderately slopes down to the west over a series of bedrock-
controlled slopes and steps at an average inclination of about 5{(H):1({V) to 8(H):1{V) to an elevation of
about 80m geodetic. Localized bedrock slopes and steps are steeply sloped to near-vertical in places.

The east side of the ridge is comprised of two gently sloped benches that drop down to the east. the
upper bench is about 50 to 80m wide and sloped at an average inclination of about 6(H):1({V) to 8(H):1(V).
the lower bench located at an elevation of about 75m geodetic, and is about 60 to 70m wide. The lower
bench slopes down to the east at an average inclination of about 10{H):1(V). The slope between the
benches is about 4{H):1{V) to 5(H}:1{V). the east side of the lower bench is marked by a distinct break-in-
slope at an elevation of about 70m, geodetic.

A distinct break-in-slope wraps around the south and east sides of the bedrock ridge at an elevation
between about 80 (south) to 70m (east), geodetic. The break-in-slope marks the top of a steep bedrock-
controlled slope that drops down to the south and east to the Natural Boundary of the Sea. The slope is
comprised of a series of steep slopes and bluffs that have an average inclination of about 1{H):1{V) to
1.5(H):1{V). Bedrock bluffs or steps within the slope generally range from 1 or 2m to as much as about
10m in height and are steeply sloped to near-vertical. Gower Point Road wraps around the south and east
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part of the project site at an elevation of about 20m. The road is narrow and about 10m in width. The
road is comprised of two lanes and is asphalt-surfaced.

iy,

///

The ground surface to the west of the project site (i.e. Block 6, where the proposed emergency access
road and part of Cross Rock Way is proposed), generally slopes down from the north (from Chaster Road)
at an average inclination of less than about 10(H):1(V).

Seaward Creek flows form the northwest to the southwest across part of Block 6 to the west of the project
site and is located in a well-defined channel that extends into a deeply-incised gulley (below an elevation
of about 70m geodetic, or near the centre of the southern boundary of Block 6). Several poorly defined
ditches were noted between the western boundary of the project site and Seaward Creek.

At the time of the site visit, scattered accumulations of broken rock fragments were noted below an
elevation of about 80 to 90m geodetic. Similarly, throughout the project site, localized accumulations of
small rock fragments were noted at the base of some of the steep intermediary slopes and bedrock bluffs.

Sheet-like surface water runoff was noted within Block 6 to the west of the project site near the proposed
Road E, F, and the northern part of Cross Rock Way.

4.3 Subsurface Conditions

Interpretation of subsurface conditions at the site is based on the published surficial geology map of the
area, observations of soil or bedrock outcrops within the property, and Kontur’'s nearby and relevant
experience. A subsurface geotechnical exploration was not included as part of the scope of work of this
report.

According to Figure 1 — Surficial Geology Sunshine Coast Area published by the Ministry of Mines and
Petroleum Resources BC, the site is underlain by Bedrock Outcrops. These outcrops are ‘mostly bare rock
with thin patches of overburden, usually till or marine veneer’. A geological boundary is noted to the west
and north of the project site, where Capilano Sediments {marine and glacio-marine deposits) comprised
of varied gravelly, sandy, stoney, clay, and clay veneer (typically over till) is encountered to the west, and
Pre-Vashon Drift Sediments of gravel, sand, and silt, are noted to occur the north of the site.

Based on the observations of bedrock outcrops noted during the site reconnaissance completed by Kontur
and the published surficial geology map of the area, the approximate geological boundaries are noted on
Figure 1 attached to this report. The boundary line approximately delineates bedrock-controlled areas.

A static groundwater level is not anticipated to occur within anticipate excavation limits associated with
the proposed development; however, perched or localized groundwater levels are expected. Perched
and/or localized groundwater levels can occur at shallow depths are largely influenced by periods of
prolonged and intense rainfall, rapid snowmelt, and influences from nearby developments. It is noted,
that are sheet-like surface water flows were noted to the west of the project boundary {on Block 6).

As reported by others, a static groundwater level within the Gibsons Aquifer is located at an elevation of
about 8 to 10m geodetic (for the lower Gibsons Area).
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It is important to note that there is an inherent uncertainty associated with geological conditions and
some variation should always be expected. Detailed geotechnical explorations to further document and
identify subsurface conditions will be completed as part of subsequent phases of this project and will be
reported under a separate report cover.
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5.0 DISCUSSION, COMMENTS, AND RECOMMENDATIONS
5.1 General

It is Kontur’'s opinion that the significant geotechnical considerations associated with subdivision of this
site may be related to:

s Establishing appropriate geotechnical setbacks or special provisions to mitigate against potential
slope instability parts of the development that are located near steep slopes or bluffs;

~ Retaining walls to support fill and/or cut slopes;

*» Excavation and site preparation for bedrock-controlled areas and areas underlain by soil;

~ Temporary surface water and/or ground water control.

Based on the observations, information, and findings presented above, the following sections outline the
geotechnical comments and recommendations provided by Kontur with respect to subdivision and site
development.

5.2 Geotechnical Hazard Areas

In this report, and as defined by the APEGBC Guidelines for Legislated Landslide Assessments for
Residential Developments in BC {May 2010 version), the term ‘Landslide Risk’ is defined as a combination
of the probability of occurrence of a landslide and the consequence of the landslide (i.e. damage to
property, injury or loss of life). As defined by the guideline, the term ‘Landslide’ refers to ‘any movement
of rock, debris, or earth down a slope’. The qualitative Landslide Assessment completed as part of the
study presented herein is based on the site reconnaissance and desk study completed as described in this
letter, sound engineering judgement, and Kontur's local and regional experience with landslide hazards,
in accordance with widely accepted geotechnical practice in this region.

As described in Section 4.0 above, the project site is situated primarily along the top of a wide bedrock-
controlled ridge. The ridge is bounded by a steep bedrock-controlled slope and/or series of bluffs to the
south and east, where the top of the steep slope/bluff is located at an elevation of about 70 to 80m,
geodetic. At the time of the site visit, there were no significant signs of deep-seated slope instability
and/or wide-spread mass-wasting along the steep slopes and/or bluffs below the proposed development;
however, localized accumulations of rock fragments were noted at the bases of steep slopes and bluffs
within and around the property. Bedrock outcrops were generally massive; however, localized zones of
moderately to highly fractured bedrock outcrops were also noted. It is Kontur’s opinion that the
slope/bluffs below the project site may be subject to Rock Falls, topples, or slides {localized). These
hazards may potentially occur along the bedrock-controlled slopes and bluffs that bound the south and
eastern part of the site. It is Kontur’'s opinion that the project site is not subject to naturally occurring
hazards such as avalanche, large-scale land slip, and/or debris flows/torrents, that would influence the
project site.
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The project site is located within Development Permit Area No. 1 — Geotechnical Hazard Areas as defined
by the Town of Gibsons’s Official Community Plan (OCP). While it is noted that the Town of Gibsons has
not adopted a level of ‘landslide safety’, the OCP discusses Significant Hazard areas as having probability
of occurrences more frequently than about 1:25 to 1:100 annually and Moderate Hazard areas as having
a prohability of occurrence of between about 1:100 to 1:500 annually.

This terminology or criterion is like that defined by many other jurisdictions in the region, such as those
established by the British Columbia Ministry of Transportation and Infrastructure (BCMOTI) and a 1993
report entitled Hazard Acceptability Thresholds for Development Approvals by Local Government
prepared by Dr. Peter W. Cave. These guidelines may differ from the requirements of the approving
authority (Town of Gibsons) and should be compared to acceptability guidelines considered appropriate
by the approving authority.

Following the BCMOTI guidelines for subdivision approval, the following criteria has been referenced. It
should be noted that these guidelines do not constitute conditions for geological hazard acceptability.
The frequency or probability of occurrence of Landslide Hazards can be defined by the following table
(Table 1) based on a reference provided by the Resource Inventory Committee, Government of British
Columbia Slope Task Force (1996).

Tabhle 1 - Relative Terms and Ranges of Prohability of Occurrence

Relative Term of Estimated Annual Comments

Probability of Occurrence Probability of Occurrence

Very Low < 1in 2500 Years -

Low 1in2500to 1 in 500 years Indicates the hazard is of uncertain significance.

Moderate 1in 500to 1in 100 years Indicates the hazard within a given lifetime is not likely,
but possible. Signs of previous events, such as vegetation
damage may not be easily noted.

High 1in 100to 1in 20 years Indicates that the hazard can happen within the lifetime
of a person or typical structure. Events are clearly
identifiable from deposits and vegetation but may not
appear fresh

Very High >1in 20 years Indicates the hazard is imminent and well within the

lifetime of a person or typical structure. Events occurring
with a return period of 1 in 20 years or less generally have
clear and fresh signs of disturbance.

Estimates of the annual return frequencies (probahility of occurrence of a landslide) is very complex. In
accordance with standard geotechnical and geological engineering practices for this area and type of
development, the quantification of these values is based on the gualitative observed site conditions,
sound engineering judgement, and all the information available to Kontur at the time this study was
completed. Quantification of the estimated probability of occurrence for potential landslide hazards that
could impact the development are summarized below.

Based on the observations, interpretations, and findings made by Kontur, the following estimates of
annual probability of natural geological hazard occurrences influencing the proposed development are
provided (Table 2).

Paga Bors
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Table 2 - Estimated Probability of Occurrences
Relative Term of

Hazard

Probability
Rock Falls, topples, or slides {localized]. Moderate to High
Avalanche, large-scale land slip, debris flows/torrents Very Low to Negligible

It is Kontur’'s opinion that the landslide hazards identified above are generally limited to the steep slopes
and bluffs (slopes steeper than about 1.5(H}:1{V)) and a zone immediately above or below these slopes.
Therefore, proposed buildings, roadways, and/or other subdivision infrastructure, should be set back an
appropriate horizontal distance from the top {(crest) or bottom (toe) of any steep slope or bluff as directed
by the Geotechnical Engineer. This setback may also vary across the site depending on site specific
{localized) conditions. Should an appropriate sethack not be reasonably achievable, special slope
stabilization measures would be required. These measures could include systems such as
deflection/protection barriers/berms and/or rock anchors with wire mesh.

Provided the recommendations herein are implemented, namely that the proposed building meets the
recommended geotechnical setbacks, it is Kontur's opinion that the required level of ‘landslide safety’ can
be achieved for the proposed subdivision and development.

5.3 Building Setbacks

As identified above, appropriate geotechnical setbacks from the crest or toe of any steep slope or bluff
should be implemented, to protect proposed buildings and infrastructure against potential rock falls,
topples, or slides (localized). Where these setbacks are not achieved, special measures to stabilize the
slope/bluff may be required as directed by the Geotechnical Engineer.

For Lots 4 and 13 to 15, a horizontal setback from the top (crest) of the steep slope or bluff of at least
15m should be implemented for proposed new buildings. Infrastructure, such as the proposed sanitary
and storm sewer should also follow this setback. Where this setback is not implemented, slope
stabilization measures may be necessary to anchor loose rock fragments or to expose the underlying intact
bedrock mass to allow for horizontal setbacks as narrow as 3 to 5m from the top of the steep slope. A
site-specific geotechnical assessment should be completed where the above-recommended 15m setback
cannot be achieved.

For Lots 3, 45, and Al to A6, a horizontal setback from the bottom (toe) of the steep slopes or bluffs is
recommended. For preliminary purposes, this setback may be defined by a 3(H):1(V) line projected down
from the top of the steep slope or bluff. The top of the steep slope or bluff is defined as any slope steeper
than 1.5(H):1(V) or near-vertical bluff greater than 2.5m in height. Where this setback is not implemented,
rockfall protection measures may be required depending on site specific conditions. Rockfall protection
may be in the form of properly scaling the slope/bluff of loose rock fragments, securing larger rock
fragments with anchors, and/or by constructing deflection barriers or berms. Site specific review of these
lots would be necessary to determine additional rockfall protection details.

All building and/or infrastructure should also be adequately set back from the top of any retaining wall
and/or fill slope, unless, the retaining wall or fill slope has been properly designed for the additional
surcharge pressures imposed by them.
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s In the case of building foundations, this setback may be defined by a 2{H):1(V) gradient line
projected up from the bottom of the wall.

+ In the case of engineered fill slopes, this setback may be defined by a 2.5(H}:1{V) gradient line
projected up from the bottom of the fill slope.

All building foundations and/or infrastructure should be placed beyond/below the above-recommended
iminium setback lines. Reduction and/or deviation from these setbacks may be completed at the sole
discretion of the Geotechnical Engineer and provided additional/special measures to stabilize the slope,
retaining wall, and/or fill slope, are implemented. Detailed site-specific review may be required on a ‘lot-
by-lot’ basis by the Geotechnical Engineer to optimize the above-recommended setbacks and develop
detailed site-specific mitigation measures as deemed appropriate. Special mitigation measures may
include rockfall mitigation in the form of rock anchors, rock fall mesh, and/or catchment barriers
{berms/fences/ditches).

All setbacks as required by the Town of Gibsons must also be followed.
5.4 Retaining Walls

Where retaining walls are required, retaining walls may consist of Gravity or Mechanically Stabilized Earth
{(MSE) walls. Retaining wall systems such as Stacked Rock and Concrete Lock-block are considered
appropriate. Other systems, such as Sierra-scape Walls, Allan-Bock Walls, and/or reinforced concrete,
could also be considered.

For Stacked Rock Walls, as-built, the outer face of the wall should be sloped no steeper than 1{H):3(V), up
to a height of about 2.5m. For wall heights greater than 2.5m, geogrid panels to act as tie-backs and
reinforced the backfill zone are required. Typically, the length of geogrid panels should be at least 0.8H,
where H is the height of the wall, and be clamped between each row of rocks and extend into the backfill
zone. This length, does not consider any additional surcharge loads placed at or near the top of the wall.

For Concrete Lock-block walls, as-built, the outer face of the wall, should be sloped no steeper than
1{H):5(V). Geogrid panels to act as tie-backs and reinforce the backfill zone are required and should be
determined similarly to the Stacked Rock wall described above.

For either retaining wall type, the base of the wall should be keyed-into the subgrade surface. Where
bedrock is encountered and sloping away from the wall, additional measures to prevent basal sliding may
be necessary. This may include pinning the lowermost row of rocks or blocks to the bedrock surface for
additional shear resistance.

5.5 Cut and Fill Slopes

Permanent cut and fill slopes in soil should be sloped no steeper than about 2{H):1(V) with appropriate
erosion protection measures implemented. Permanent rock fill slopes should be sloped no steeper than
about 1.5(H):1(V). Fill slopes should consist of an approved granular material and be properly compacted
in accordance with the Geotechnical Engineer.

Permanent bedrock cut slopes, provided there are no adversely oriented discontinuities in the cut face,
may be sloped no steeper than about 1{H):4(V). A catchment zone at the toe of the bedrock cut of at least
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1.5m wide and 0.75m deep should be implemented. For bedrock cut slopes greater than 4.5m in height,
the catchment area should be increased to 3m in width.
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5.6 Excavation and Blasting Methods

Most of the project site is underlain by bedrock, or bedrock covered with a thin mantle/veneer of
overburden soil. Therefore, provision for specialized excavation methods such as blasting of bedrock and
large cobbles/boulders, should be planned for. Specialized methods may include the use of hydraulic rock
hammering/fracturing, rock splitting, and blasting technigues, to achieve design grades and/or to
excavate utility service trenches.

Where blasting techniques are implemented, it is recommended that vibration monitoring during the
work be completed in addition to a pre- and post-construction survey of nearby sensitive or important
buildings and/or structures.

5.7 Surface and Groundwater Control

As noted above, a significant about of surface water runoff was noted towards the northwest and west
sides of the proposed development (Block 6) and consisted of ‘sheet-like’ flow on the ground surface.
Temporary and permanent groundwater control for Roads E, F, and part of Cross Rock Way, should be
carefully evaluated.

Temporary control may require temporary ditching, sumps, and pumps, to construct roadways and utility
trenches in the dry. It is the Contractor’s responsibility to protect subgrade surfaces from becoming
loose/soft and saturated. Contractors should also make their own assessments to ensure proper surface
and groundwater control during construction is achieved.

Road embankments may need to be designed with a permanent subgrade drainage system to prevent
build-up of porewater pressures on the ‘upslope’ side of the road embankment.

6.0 ADDITIONAL STUDY

A geotechnical exploration program will be completed to better delineate bedrock and overburden zones
and develop detailed geotechnical design recommendations for building/structure foundations,
roadways, retaining walls, and/or slope stahilization measures. This information will be summarized and
presented in a separate geotechnical report.

7.0 CLOSURE

The comments and recommendations presented in this report are based on the referenced information
and Kontur’'s understanding of the project as described herein. If subsurface conditions or project
parameters differ from those described in this report, Kontur should be notified promptly to review
geotechnical aspects of the project and provide additional or modified comments and recommendations,
as deemed appropriate. Contractors should make their own assessments of subsurface conditions at this
site and select the construction means and methods that are most appropriate for encountered site
conditions.

Page 17 of 100



Status: Registered Doc #: CA8418359 RCVD: 2020-09-09 RQST: 2024-03-11 21.58.57

\\\\%

N

f’”//

Bisrenort has been propered for the exdiasive use of Greendane Mormss Lid, thelr designated aEeniy ar
cofsuitants, and the Tawn of Gilisons, Aay use of the nformation comaned in this ;Lttﬁ:? for other than

s intended gurpase or by any other garly roust first be verified in wi

Ting by Bantwr. Kootur doses not
i any cespansthiily or damages becauss of any ather party relyving on or using the information,
corgrnents, apdrdons, and retommendations sontained in this letiee.

Kontur trusts that the information described abiove mesks your surrent recyiraments, i vou should have

4

By Longerns oF gusstions, mease do oot besitste 1o onntact the u;‘;da:mém;j_

Per e Reviewed by

ay
e B
5{%_5“. 3
PR 1]

Frigéfal | Beetadhies! Engineer

aical fngineay

Page 18 of 100



Status: Registered Doc #: CA8418359 RCVD: 2020-09-09 RQST: 2024-03-11 21.58.57

APPENDIX A ﬁ
Interpretation and Use of Study and Report Document &

Arnenosrtefio £
SRR L

Page 19 of 100



Status: Registered Doc #: CA8418359 RCVD: 2020-09-09 RQST: 2024-03-11 21.58.57

INTERPRETATION AND USE OF STUDY AND REPORT DOCUMENT

1. STANDARD OF CARE

This study and Report have been prepared in accordance with generally accepted engineering consulting practices in this area. No
other warranty, expressed or implied, is made. Engineering studies and reports do not include environmental engineering or consulting.
2. COMPLETE REPORT

All documents, records, data and files, whether electronic or otherwise, generated as part of this assignment are a part of the Report
which is of a summary nature and is not intended to stand alone without reference to the instructions given to us by the Client, communications
between us and the Client, and to any other reports, writings, proposals or documents prepared by us for the Client relative to the specific site
described herein, all of which constitute the Report.

IN ORDER TO PROPERLY UNDERSTAND THE SUGGESTIONS, RECOMMENDATIONS AND OPINIONS EXPRESSED HEREIN, REFERENCE
MUST BE MADE TO THE WHOLE OF THE REPORT. WE CANNOT BE RESPONSIBLE FOR USE BY ANY PARTY OF PORTIONS OF THE REPORT WITHOUT
REFERENCE TO THE WHOLE REPORT.

3. BASIS OF THE REPORT

The Report has been prepared for the specific site, development, building, design or building assessment objectives and purpose that
were described to us by the Client. The applicability and reliability of any of the findings, recommendations, suggestions, or opinions expressed
in the document are only valid to the extent that there has been no material alteration to or variation from any of the said descriptions provided
to us unless we are specifically requested by the Client to review and revise the Report in light of such alteration or variation.

4. USE OF THE REPORT

The information and opinions expressed in the Report, or any document forming the Report, are for the sole benefit of the Client. NO
OTHER PARTY MAY USE OR RELY UPON THE REPORT OR ANY PORTION THEREOF WITHOUT OUR WRITTEN CONSENT. WE WILL CONSENT TO ANY
REASOMABLE REQUEST BY THE CLIENT TO APPROVE THE USE OF THIS REPORT BY OTHER PARTIES AS “APPROVED USERS”. The contents of the
Report remain our copyright property and we authorise only the Client and Approved Users to make copies of the Report only in such quantities
as are reasonably necessary for the use of the Report by those parties. The Client and Approved Users may not give, lend, sell or otherwise make
the Report, or any portion thereof, available to any party without our written permission. Any use which a third party makes of the Report, or
any portion of the Report, are the sole responsibility of such third parties. We accept no responsibility for damages suffered by any third party
resulting from unauthorised use of the Report.

5. INTERPRETATION OF THE REPORT

Mature and Exactness of Descriptions: Classification and identification of soils, rocks, geological units, contaminant materials, building
envelopment assessments, and engineering estimates have been based on investigations performed in accordance with the standards set out in
Paragraph 1. Classification and identification of these factors are judgmental in nature and even comprehensive sampling and testing programs,
implemented with the appropriate equipment by experienced personnel, may fail to locate some conditions. All investigations, or building
envelope descriptions, utilizing the standards of Paragraph 1 will involve an inherent risk that some conditions will not be detected and all
documents or records summarising such investigations will be based on assumptions of what exists between the actual points sampled. Actual
conditions may vary significantly between the points investigated and all persons making use of such documents or records should be aware of,
and accept, this risk. Some conditions are subject to change over time and those making use of the Report should be aware of this possibility and
understand that the Report only presents the conditions at the sampled points at the time of sampling. Where special concerns exist, or the
Client has special considerations or requirements, the Client should disclose them so that additional or special investigations may be undertaken
which would not otherwise be within the scope of investigations made for the purposes of the Report.

Reliance on Provided information: The evaluation and conclusions contained in the Report have been prepared on the basis of
conditions in evidence at the time of site inspections and on the basis of information provided to us. We have relied in good faith upon
representations, information and instructions provided by the Client and others concerning the site. Accordingly, we cannot accept responsibility
for any deficiency, misstatement or inaccuracy contained in the report as a result of misstatements, omissions, misrepresentations or fraudulent
acts of persons providing information.

To avoid misunderstandings, KONTUR should be retained to work with the other design professionals to explain relevant engineering
findings and to review their plans, drawings, and specifications relative to engineering issues pertaining to consulting services provided by
KONTUR. Further, KONTUR should be retained to provide field reviews during the construction, consistent with building codes guidelines and
generally accepted practices. Where applicable, the field services recommended for the project are the minimum necessary to ascertain that the
Contractor’s work is being carried out in general conformity with KONTUR’s recommendations. Any reduction from the level of services normally
recommended will result in KONTUR providing qualified opinions regarding adequacy of the work.

6. ALTERNATE REPORT FORMAT

When KONTUR submits both electronic file and hard copies of reports, drawings and other documents and deliverables (KONTUR’s
instruments of professional service), the Client agrees that only the signed and sealed hard copy versions shall be considered final and legally
binding. The hard copy versions submitted by KONTUR shall be the original documents for record and working purposes, and, in the event of a
dispute or discrepancy, the hard copy versions shall govern over the electronic versions. Furthermore, the Client agrees and waives all future
right of dispute that the original hard copy sighed version archived by KONTUR shall be deemed to be the overall original for the Project.

The Client agrees that both electronic file and hard copy versions of KONTUR’s instruments of professional service shall not, under any
circumstances, no matter who owns or uses them, be altered by any party except KONTUR. The Client warrants that KONTUR’s instruments of
professional service will be used only and exactly as submitted by KONTUR.

The Client recognizes and agrees that electronic files submitted by KONTUR have been prepared and submitted using specific software
and hardware systems. KONTUR makes no representation about the compatibility of these files with the Client’s current or future software and
hardware systems,
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Photograph 2. Viewing southeast from about east end of Village High Street.
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Photograph 10. Vie.wing southwest from top of ridge (near Lot 44}
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Schedule B

Report titled “"Geotechnical Exploration and Report: Proposed Residential
Development — Gospel Rock Village Block 7 DI 842 Group 1 NWD Plan 6755,
Gibsons, B.C.” completed by Kontur Geotechnical Consultants Inc., dated
January 31, 2019;
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| GEOTECHNICAL EXPLORATION AND REPORT
Proposed Residential Development — Gospel Rock Village
Block 7 DL 842 Group 1 NWD Plan 6755, Gibsons B.C.

Document Type: Issued for Development and Subdivision Permit
Date: January 31, 2019

Project No.: K-191102-00

Submitted to:

Mr. Ji Yonggiang of Greenlane Homes Ltd.

c/o JYW Architecture Inc.
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Vancouver, B.C.
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Webster Engineering Ltd.
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North Vancouver, B.C.
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Reviewed by: Evan Sykes PEng
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1.0 INTRODUCTION

Kontur Geotechnical Consultants Inc. {(Kontur) has completed this Geotechnical Exploration and Report for
the above-referenced project. The purposes of the exploration were to identify subsurface soil and
groundwater conditions at the site and to provide detailed geotechnical comments and recommendations
related to subdivision and site development.

This report, which summarizes the findings of the study, has been prepared in accordance with standard
and widely accepted geotechnical engineering principles and practices for similar developments in this
region. This report does not address any environmental issues related to the proposed project.

Review and use of this report should be completed in accordance with the attached Interpretation and
Use of Study and Report document. This document is an integral part off this report and should be read
in conjunction with all parts of this report.

2.0 UNDERSTANDING OF PROJECT

It is Kontur’s understanding that it is planned to subdivide and develop the above-referenced site. A total
of about 47 single-family residential lots and a mixed-use/commercial area will be developed. The project
will consist of about five (5) new roads (Cross Rock Way, Village High Street, Village Crescent, Prospect
Place, Road C, and an Emergency Access Road) and associated infrastructure. Off-site improvements to
Chaster and Gower Point Roads will also be completed and include widening and pavement re-surfacing.
Significant fill slopes and retaining walls are also anticipated due to the existing topography of the site. a
cast-in-place reinforced concrete wall is being considered along the north side of Village High Street, with
the remaining retaining walls likely to consist of stacked rock.

3.0 SOURCES OF INFORMATION
The following sources of information were reviewed as part of the study presented in this report:

s+  Design Drawings prepared by Webster Engineering Ltd.

Surficial geology maps of the area and nearby

+ Nearby Water Well records;

s Review of Kontur's in-house geotechnical database and experience of the area;

s A site reconnaissance completed by a Senior Geotechnical Engineer on November 24™, 2018;
s Asphalt Coring and Benkleman Beaming completed on December 7™, 2018; and,

s A geotechnical exploration program (test pits) completed on December 18™, 2018.

%

4.0 GEOTECHNICAL EXPLORATION
4.1 Field Work — Asphalt Cores and Benkleman Beam Testing

A total of five (5) and seven (7) asphalt cores were taken on Chaster Road and Gower Point Roads,
respectively, on December 7™, 2018. In addition to the asphalt cores, Benkleman Beam Testing was
completed along both Chaster and Gower Point Roads. Individual Core Reports and detailed Benkleman
Beam Test results are provided in the attached Appendix C.
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4.2 Field Work - Tet Pit Program

A total of seven (7) test pits were excavated using a subcontracted track-mounted mini-excavator to
depths ranging between about 1.2 to 3.0m below the existing ground surface. Test pits were located
along existing cleared pathways/gravel-surfaced roads and backfilled with the soils excavated from the
test pits. Backfilled materials were ‘tamped’ in place with the excavator bucket. Prior to completing the
test pit program, a BC1Call was completed and indicated no existing buried utility services within the
vicinity of the test pits. The test pits were located to the north and west of the site, as illustrated in the
attached Figure 1 — Location and General Site Layout in Appendix B of this reported.

5.0 SITE CONDITIONS
5.1 General and Surface Conditions
The location and general site layout are shown on the attached Figure 1, in Appendix B of this report.

The legal description of the project site is Block 7 DL 842 Group 1 NWD Plan 6755. Part of the development
will include an emergency access road and extension of Cross Rock Way from Chaster Street to the
development through Block 6, located to the west of the site.

It general, the project site is comprised of a wide bedrock-controlled ridge oriented in a north-south
direction, with gently inclined slope down towards the south and west. Moderate to steep strong
hedrock-controlled south and east facing slopes/bluffs border the east and south sides of the project site.

A detailed site description of the proposed subdivision and topography/surface conditions is provided in
the Preliminary Geotechnical Report dated December 27, 2019, prepared by Kontur, and is not repeated
herein for conciseness.

5.2 Subsurface Conditions

Interpretation of subsurface conditions at the site is based on the published surficial geology map of the
area, observations of soil or bedrock outcrops within the property, the test pit program described herein,
and Kontur’s nearby and relevant experience.

According to Figure 1 — Surficial Geology Sunshine Coast Area published by the Ministry of Mines and
Petroleum Resources BC, the site is underlain by Bedrock Outcrops. These outcrops are ‘mostly bare rock
with thin patches of overburden, usually till or marine veneer’. A geological boundary is noted to the west
and north of the project site, where Capilano Sediments {marine and glacio-marine deposits) comprised
of varied gravelly, sandy, stoney, clay, and clay veneer (typically over till} is encountered to the west, and
Pre-Vashon Drift Sediments of gravel, sand, and silt, are noted to occur north of the site.

Based on the observations of bedrock outcrops noted during the site reconnaissance and further refined
by the test pits more recently completed by Kontur, and the published surficial geology map of the area,
the approximate geological boundaries are noted on Figure 1 attached to this report. The boundary line
approximately delineates hedrock-controlled areas.

The surficial geology maps of the area are generally consistent with the findings of the geotechnical
exploration program completed by Kontur as described in this report. Generalized subsurface soil

e
e

Page 34 of 100



Status: Registered

‘t\@

Z

///

Doc #: CA8418359 RCVD: 2020-09-09 RQST: 2024-03-11 21.58.57

conditions encountered in the test pits completed as part of the exploration program are presented
below, with soil units described in general order of increasing depth of occurrence:

R

R

UNIT A - TOPSOIL or FOREST LITTER. A thin layer, typically less than about 300mm, of loose
woody debris, rootlets, and other organics, was noted at each test pit location, except TP18-07,
which was completed at the edge of the existing asphalt surface (Chaster Road) which was noted
to be about 38mm thick.

UNIT B - FILL. This unit was encountered in TP18-07 and was about 1m thick and consisted of a
sandy silt fill with some to trace gravel, trace cobbles, trace to some organics and woody debris.
This unit was described as ‘firm to very stiff’ and was moist to wet.

UNIT C — SAND to Sandy SILT. This unit was encountered beneath Unit A and B and typically was
about 0.75 to 1.2m thick. This layer was compact or firm and had a moisture content (SILT)
between 23 to 35%.

UNIT D - Clayey SILT to Silty CLAY. This unit was encountered at the base at the bottom of TP18-
01 and -02 and extended down to the end of the test pit at a depth of about 2.85 and 3m below
the existing ground surface, respectively. This unit had a moisture content between about 19 to
30% and pocket penetrometer readings ranged from about 3.0 to 4.5+ kg/cm?. This unit was very
stiff to hard.

UNIT E — Sandy SILT to Silty SAND (till-like). This unit was encountered in TP18-05 at a depth of
about 1.45m below the existing ground surface and was very dense. Practical refusal was
encountered in this test pit.

UNIT F - BEDROCK. Bedrock outcrops were noted across the central and southeastern parts of
the site; however, were not encountered in the test pits completed as part of this study. Test pits
typically encountered practical refusal in the ‘till-like’ soils at depth or because of limited
equipment ‘reach’.

Groundwater seepage was noted to occur between 0.6 to 1.2m below the existing ground surface and
was not encountered in TP18-07. Groundwater seepage was noted to be perched on top of Units D or E.
Groundwater levels are largely influenced by periods of prolonged and intense rainfall, rapid snowmelt,
and influences from nearby developments. Itis noted, that are sheet-like surface water flows were noted
to the west of the project boundary {(on Block 6). As reported by others, a static groundwater level within
the Gibsons Aquifer is located at an elevation of about 8 to 10m geodetic (for the lower Gibsons Area).

5.3

Asphalt Coring and Benkleman Beam Testing

As mentioned before, Asphalt Cores and Benkleman Beam Testing was completed on the existing portions
of Chaster and Gower Point Road. The following table summarizes the findings of the asphalt cores and
beam results. Detailed Core and Benkleman Beam Test Reports are attached in Appendix C.

Table — Asphalt Core Thickness and MPSR Results

Road Classification Asphalt Thickness  Most Probable Spring
Rebound {MP5R)
Chaster Road Collector — Type 2 20to 50mm 0.87

(Mahon to Shaw Road)

Gower Point Road Collector — Type 2 55 to 175mm 0.721t00.84
~500m (west of Franklin)
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5.4 Subsurface and Testhole Variability

It is important to note that the subsurface conditions described above and encountered in the specific
testpits and testholes/cores are presentative of the conditions in the immediate vicinity of each test
location. Extrapolation and interpretation of the subsurface profile is formulated based on an assumed
horizontal continuity of subsurface conditions across the site. Therefore, the information described above
is generalized and based on the available test location information only. Variation in conditions should
always be expected.

6.0 GEOTECHNICAL DESIGN PARAMETERS AND CONSIDERATIONS
6.1 General

The following sections provide Kontur’s geotechnical comments and recommendations with respect site
development and foundation design for site servicing infrastructure (roads/laneways, curbs and
sidewalks, utility trenches, retaining walls, and pump/lift stations).

6.2 Site Classification

According to the 2018 British Columbia Building Code, the Site Classification for this site can be taken as
B — Rock As interpolated from the 2015 National Building Code of Canada’s Seismic Hazard Calculation
for firm ground at this site {coordinates 49.3914 N and 123.5158 W]}, for a 2% probability or exceedance
in 50 years, the Peak Ground Acceleration may be taken as 0.37g and the Spectral Acceleration values may
be taken from the 2015 National Building Code of Canada Seismic Hazard Calculation sheet attached to
this report at the end of Appendix C.

Based on the bedrock and soil conditions encountered in the testpits completed as part of this study, and
provided all the recommendations herein are implemented, liquefaction of the subgrade is considered
highly unlikely.

6.3 Foundation Design

In general, conventional shallow strip and/or pad foundations, placed on intact bedrock or undisturbed
soil (Unit C, D, E, and F), or Engineered Fills placed thereon, are considered appropriate for typical
structures and buildings associated with the proposed development as described in this report. Based on
the subsurface conditions encountered during the site reconnaissance and test pit program, the following
bearing capacities may be used for the design of foundations following Limits States Design methodology.

Tahle = Recommended Bearing Capacities for Conventional Shallow Foundations

Bearing Surface Factored Ultimate Bearing Resistance Bearing Resistance
{UKimate Limit State) (Serviceability Limit State)
Unit C or D, or Engineered 150 kPa 100 kPa

Fills placed thereon.

Unit E, or Engineered Fills 225 kPa 150 kPa
placed thereon.

Unit F 900 kPa 600 kPa

Pagsd ol 1
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The above serviceability limit states values are provided based on a total post-construction settlement of
about 20mm with a differential of about 12.5mm over a horizontal distance of about 10m.

The following conditions also apply and should be followed:

=~ Footings should not transition between undisturbed natural soil, Engineered Fill, and/or Bedrock.
Additional differential settlements should be expected if footings transition between these units
due to the relative settlement characteristics of each soil type.

+ Footings should be adequately set back from adjacent footings placed at different elevations or
other below grade structures or infrastructure (i.e. sumps, existing or proposed utilities, etc.). The
setback should be determined by a gradient line projected at a 2(H):1(V) slope from the underside
of the lower footing, utility, or structure.

> Building foundations should be adequately set back, using the same criteria above, from any slope
or retaining wall., unless additional measures are implemented as directed by the Geotechnical
Engineer. This would require the added surcharge pressures to be factored into the design.

> Footing should have minimum dimensions of at least 450 and 600mm for strip and pad footings,
respectively; and,

+ The underside of footings should be placed at least 450mm below the finished ground surface for
confinement and frost protection purposes.

For slab-on-grade construction, the slab-on-grade should be placed on a drainage layer consisting of at
least 150mm thick of 19mm clear crushed gravel, or equivalent, placed on an approved surface as
described above. The clear crushed gravel drainage layer should be thoroughly compacted to a dense
state using suitable vibratory compaction equipment. The underside of the slab should be provided with
a 6mil polyethylene vapour barrier sheeting to reduce migration of moisture. The drainage layer should
be hydraulically connected to the perimeter drainage system outlined in the following section.

Below grade structures (foundation walls) should be designed for the lateral earth pressures acting upon
them. Figure 2 — Lateral Earth Pressure Diagram attached to Appendix B of this report illustrates the
recommended lateral earth pressures.

Footing drains are recommended. Footing drains should consist of a minimum 100mm diameter
perforated drain pipe in a minimum 150mm thick surround of 19mm clear crushed gravel wrapped in a
non-woven filter fabric. Larger diameter footing drains {150mm diameter) may be required for the
western part of the site or near the proposed sanitary lift station. A minimum 450mm wide zone of free-
draining backfill should be placed against below-grade foundation walls and hydraulically connected to
footing drains to prevent the build-up of pore water pressures against the wall. Water collected in the
footing and roof drain systems should be collected and discharged through separate systems to an
appropriately located storm sewer, in accordance with local building bylaws. Roof drainage should not
be allowed to discharge onto splash pads around the building. Drainage is not permitted to flow in an
uncontrolled manner towards or over the crest of the slope, behind any retaining wall, or towards another
building.

6.4 Roads and Widenings

It is Kontur’s understanding that both Chaster and Gower Point Road are classified by the Town of Gibsons
as Type 2 Collector Roads’. Roads within the subdivision (Village High Street, Village Crescent, Prospect
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Place, and Cross Rock Way, are understood to be classified as Type 1 Local Road’. Minimum
recommended road/pavement structures are provided in the following table. All new roads and/or road
widening sections should be designed in accordance with the following tables according to their
classification.

Table — Minimum Recommended Pavement Structure for Type 1 Local Roads

Road Structure Type Material Description

Asphalt Pavement 75 mm placed in two lifts (per MMCD)

150 mm of 19 mm minus well-graded
crushed gravel (per MMCD)

200 mm of 75 mm minus well-graded pit
run sand and gravel

Engineered Fill or Units C, D, E, or F, per
Geotechnical Engineer

Road Base

Road Subbase

Approved Subgrade

Table — Minimum Recommended Pavement Structure for Type 2 Collector Roads

Road Structure Type Material Description

Asphalt Pavement 85 mm placed in two lifts (per MMCD)

150 mm of 19 mm minus well-graded
crushed gravel (per MMCD)

300 mm of 75 mm minus well-graded pit
run sand and gravel

Engineered Fill or Units C, D, E, or F, per
Geotechnical Engineer

Road Base

Road Subbase

Approved Subgrade

Hot-mix asphaltic concrete should meet the minimum requirements of the latest version of the Master
Municipal Construction Document (MMCD] specifications.

For Chaster Road between Mahon and Shaw Roads, it is recommended that full-depth replacement be
considered for the existing section of road despite the relatively fair Benkleman Beam Test results. The
asphalt surface was in poor to very poor condition with wide-spread areas that exhibited severe alligator
cracking and potholes. Longitudinal and transverse cracks in the asphalt surface were also noted. The
existing asphalt thickness was also significantly less than the required 85mm for a Type 2 Collector Road
and poor-quality fills with roots/organics was noted the test pit that was completed along the south side
of the road (TP18-07). The pavement structure should then be reinstated according to the above table
for Type 2 Collector Roads. It is anticipated that a stripping depth of between about 1m below the existing
asphalt surface may be necessary and replaced with properly compacted Engineered Fills as discussed in
Section 7.0 below.

For Gower Point Road (about 500m of road west from about Franklin Avenue), the asphalt surface was
generally in fair to good condition, with localized areas that exhibited moderate longitudinal and/or
transverse cracking. Localized longitudinal cracks were noted along the south side of the road where the
embankment below the road was over-steepened. The average asphalt core thickness along this section
of Gower Point Road was about 117mm. The seasonally corrected Most Probable Spring Rebound (MPSR}

Page B ol 10
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value for this section of Gower Point Road was calculated to be between 0.72 and 0.84mm. In accordance
with the Town of Gibson’s Subdivision and Development Servicing and Stormwater Management Bylaw
NO. 1175, 2012, the maximum seasonally corrected MPSR value should be no greater than 1.3mm.
Therefore, the existing sections of Gower Point Road are considered to meet the current design standard
required by the Town of Gibsons. The pavement structure for widened sections of Gower Point Road
should meet the minimum recommendations outlined in the table above for Type 2 Collector Roads.

iy,

///

It should be noted, that reoccurring and/or development of additional longitudinal and transverse cracks
is anticipated to continue along over-steepened sections of the road embankment (i.e. along parts of the
south side of the existing road). This is likely due to ongoing surficial soil creep, or the slow downslope
movement of the outer 1 to 1.5m of soil. This cannot be avoided unless slope stabilization measures, such
as retaining walls, are considered. Due to site constraints, these measures may not be practically feasible.
These areas should expect to be maintained and periodically repaired.

It is understood, that part of the road widening will generally be along the north side of the road and may
require jacking, ripping, and/or blasting of bedrock, to achieve design grades. Depending on the type and
orientation of discontinuities encountered in the exposed bedrock face, rock anchors may be necessary,
to permanently stabilize cut slopes in bedrock. This will have to be evaluated as construction proceeds.

In addition, it is understood that a separated walkway may be constructed along the south side of Gower
Point Road. The walkway may consist of a timber-framed structure and be separate from the roadway.
The walkway may be supported on timber-posts placed on concrete pad footings. Pad footings should be
pinned to the underlying bedrock for shear resistance. Rock Anchors may need to be considered for uplift
capacity.

6.5 Permanent Cut/Fill Slopes and Retaining Walls

Permanent cut and fill slopes in soil should be inclined no steeper than about 2{H}:1{V} with appropriate
erosion protection measures implemented. Permanent rock fill slopes should be inclined no steeper than
about 1.5(H}:1(V]). Fill slopes should consist of an approved granular material and be properly compacted
in accordance with the Geotechnical Engineer.

Permanent bedrock cut slopes, provided there are no adversely oriented discontinuities in the cut face,
may be inclined no steeper than about 1{H):4(V). A catchment zone at the toe of the bedrock cuts less
than 4.5m in height of at least 1.5m wide and 0.75m deep should be implemented. For bedrock cut slopes
greater than 4.5 and less than 8m in height, the catchment area should be increased to 3m in width.
Where this catchment area cannot be achieved, additional stabilization and rockfall protection measures
could be considered. This could include rock anchors, wire mesh, and/or shotcrete panels for surface
protection.

Where retaining walls are required, retaining walls may consist of Gravity or Mechanically Stabilized Earth
{MSE) walls. Retaining wall systems such as Stacked Rock and Concrete Lock-block are considered
appropriate. Typical retaining wall details are shown on Figure 3 — Typical Retaining Wall Details attached
to Appendix B of this report. Other systems, such as Sierra-scape Walls, Allan-Bock Walls, and/or
reinforced concrete, could also be considered. Details can be provided upon request.
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For stacked rock and concrete lock-block retaining walls, the base of the wall should be keyed-into the
subgrade surface. Where bedrock is encountered and sloping away from the wall, additional measures
to prevent basal sliding may be necessary. This may include pinning the lowermost row of rocks or blocks
to the bedrock surface for additional shear resistance.

iy,

///

6.6 Utility/Service Trenches

Trench excavations for buried utility services should be completed in accordance with the
recommendations made in Section 7.0 below. Trench backfills should meet MMCD requirements for Pipe
Bedding and Surround Materials and be properly compacted to at least 95% of the material’s Modified
Proctor Maximum Dry Density value as discussed in Section 7.4 below.

7.0 CONSTRUCTABILITY CONSIDERATIONS
7.1 Excavation and Blasting Methods

Most of the project site is underlain by bedrock, or bedrock covered with a thin mantle/veneer of
overburden soil. Therefore, provision for specialized excavation methods such as blasting of bedrock and
large boulders, should be planned for. Specialized methods may include the use of hydraulic rock
hammering/fracturing, rock splitting, and blasting technigues, to achieve design grades and/or to
excavate utility service trenches. Large boulders {more than about 1m in size} may also require these
specialized techniques and could be encountered within anticipated excavation depths.

Where blasting techniques are implemented, it is recommended that vibration monitoring during the
work be completed in addition to a pre- and post-construction survey of nearby vibration sensitive
buildings and/or structures.

The use of specialized excavation techniques as described above is recommended when the material
cannot be excavated at a rate of at least 10 cubic meters per hour using a Caterpillar 345 Series Excavator
{or equivalent) with a single ripper tooth that is in good working condition.

7.2 Surface and Groundwater Control

As noted in the preliminary report, a significant amount of surface water runoff was noted towards the
northwest and west sides of the proposed development (Block 6) and consisted of ‘sheet-like’ flow on the
ground surface. Temporary and permanent groundwater control for Roads E, F, and part of Cross Rock
Way, should be carefully evaluated.

Temporary control may require temporary ditching, sumps, and pumps, to construct roadways and utility
trenches in the dry. It is the Contractor’s responsibility to protect subgrade surfaces from becoming
loose/soft and saturated. Contractors should also make their own assessments to ensure proper surface
and groundwater control during construction is achieved.

Road embankments may need to be designed with a permanent subgrade drainage system to prevent
build-up of porewater pressures on the ‘upslope’ side of the road embankment.
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7.3 General Stripping and Site Preparation

Areas beneath buildings, structures, roads, sidewalks, and/or other structural areas (such as parking,
driveways, etc...), should be stripped and cleared of all loose, saturated, and unsuitable materials,
including existing fills, to expose the underlying undisturbed subgrade as described in Section 6.0 above.
The excavated and prepared surface should be reviewed and approved by the Geotechnical Engineer prior
to placement of any Engineered Fill or concrete,

For areas that expose an undisturbed soil subgrade, it is recommended that a bedding of 19mm clear
crushed gravel at least 100mm thick be placed on the excavated surface to protect it from becoming
disturbed.

For areas that expose intact bedrock, the bedrock surface should be thoroughly cleaned to remove all
loose rock, mud, and/or other unsuitable materials.

Significant road embankments or retaining walls placed on a sloping surface steeper than about 5{H):1(V)
should be properly keyed into the ground for sliding/shear resistance. Where intact bedrock is exposed
and sloping away from embankment fills and/or retaining walls, additional measures such may be
necessary and could include dowels and/or rock anchors.

7.4 Engineered Fills

Where Engineered Fill is required (including any bedding layers), the material should consist of an
approved granular soil and/or processed blast rock in accordance with the Master Municipal Construction
Documents Association Volume Il Platinum Edition. Blast rock may be reused provided it consists of a
well-graded 300mm minus or a well-graded 150mm minus rock fill. Larger rock fragments should be taken
out and may be reused for construction of stacked rock walls.

Engineered Filf should extend at least 450mm beyond the edges of the proposed foundation or at least a
horizontal distance equal to the thickness of the fill, whichever is greater.

All Engineered Filf materials must be placed and compacted in lifts no thicker than 300mm. The material
should be near its optimum moisture content and be compacted to at least 95% of the material’s Modified
Proctor Maximum Dry Density (MPMDD) value. Field Density Test reports should be forwarded to the
Geotechnical Engineer for review and approval of compacted fill zones.

For non-structural areas, backfills may be placed and compacted as described above except to no less
than 85% of the material’s MPMDD value. Excavated material and/or existing fill materials may be reused
in non-structural areas for general site grading purposes. These materials are not suitable for use as
Engineered Fill and structural areas, except re-use of blast rock is suitable provided rock fragment sizes
are suitable.

8.0 FIELD REVIEWS

This geotechnical report is based on available information at the time this report was prepared. As
subdivision and retaining wall designs proceed, Kontur should be provided the opportunity to review
these items to determine if the recommendations made herein are implemented and/or if other
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gratechrival input andfor recoromandations are recessany. To sign-off on the work, Xortur shouid
compiete the necessary geotechnics! fiald review servites during sonstruction in arder to verify that the
intert of the recommendations arg beipg followed and that the conditions encouriered are nonsistant
with the design sssumptions, Kontur anticipates that geotechnicy! enginesring and Reld raview serviges
witl include, but arg aot limited 1o, the fellowing tems:

= Reviewof finalized design detalis and provide sdditional geotechanital input, where appropriate;
»  Complete axcavation andfor temparary sxcavation support desigrny

s Fevisw of temporary excavations andfor suppart;

#  Review of foundaiion subgrade pricr to placemant of faptings, s, or blinding layers;

¥ Review of placementfcompaction of Enginesred Fill;

«  Roview of drainage indtallation; and/fer,

s Review of rataining wall ard read construction,
9.4 CLOSURE

The comments and recomimendations prasented in this report are based on the referenced infprmation
andd Kontur's understanding of the project as described hersin, i subsurface conditions or groject
garameters differ from these desdribed I this repont, Nontur should be aotifled promptly to review
geotechpicel aspects of the groject and provide sddivional or modified coraments and recommandations,
as deemad approoriate. Conttactors sheald nake thelr owin assessrmenta ol subarfane conditions st this
site gad select the construction means and methods that are moest appropsiate for anoountered site
conditions,

This repart has deen prépaved for the exclusive pse of Greendane Homas Lid,, their designated agants or
gomsaiants, and the Town of Gibhsans, Aoy ose of the information contalned inthis Jetter for ofher than
its intended purpose o by any other party must frst be verifed o owriting by Kontur, Kontur doss ot
aveept any responsibiiity or damages because of any other party relving un or using the information,
carnents, opinians, and rmeammeadations contained in this lstter,

Kontus trusts that the information deseribed above meets your cufrent regquiremants, i you should have
any Soncarng or duestivo, please dé not hestste o contact the undeisipried,

Sinceraly,
Kontue Geotechnings Consulantsing

Reviewed by

R
w

Evan Sykes réng
Principal | Geotechinical Enginset Frincina! | Geptecheical Enginear
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INTERPRETATION AND USE OF STUDY AND REPORT DOCUMENT

1. STANDARD OF CARE

This study and Report have been prepared in accordance with generally accepted engineering consulting practices in this area. No
other warranty, expressed or implied, is made. Engineering studies and reports do not include environmental engineering or consulting.
2. COMPLETE REPORT

All documents, records, data and files, whether electronic or otherwise, generated as part of this assighment are a part of the Report
which is of a summary nature and is not intended to stand alone without reference to the instructions given to us by the Client, communications
between us and the Client, and to any other reports, writings, proposals or documents prepared by us for the Client relative to the specific site
described herein, all of which constitute the Report.

IN ORDER TO PROPERLY UNDERSTAND THE SUGGESTIONS, RECOMMENDATIONS AND OPINIONS EXPRESSED HEREIN, REFERENCE
MUST BE MADE TO THE WHOLE OF THE REPORT. WE CANNOT BE RESPONSIBLE FOR USE BY ANY PARTY OF PORTIONS OF THE REPORT WITHOUT
REFERENCE TO THE WHOLE REPORT.

3. BASIS OF THE REPORT

The Report has been prepared for the specific site, development, building, design or building assessment objectives and purpose that
were described to us by the Client. The applicability and reliability of any of the findings, recommendations, suggestions, or opinions expressed
in the document are only valid to the extent that there has been no material alteration to or variation from any of the said descriptions provided
to us unless we are specifically requested by the Client to review and revise the Report in light of such alteration or variation.

4. USE OF THE REPORT

The information and opinions expressed in the Report, or any document forming the Report, are for the sole benefit of the Client. NO
OTHER PARTY MAY USE OR RELY UPON THE REPORT OR ANY PORTION THEREOF WITHOUT OUR WRITTEN CONSENT. WE WILL CONSENT TO ANY
REASOMABLE REQUEST BY THE CLIENT TO APPROVE THE USE OF THIS REPORT BY OTHER PARTIES AS “APPROVED USERS”. The contents of the
Report remain our copyright property and we authorise only the Client and Approved Users to make copies of the Report only in such quantities
as are reasonably necessary for the use of the Report by those parties. The Client and Approved Users may not give, lend, sell or otherwise make
the Report, or any portion thereof, available to any party without our written permission. Any use which a third party makes of the Report, or
any portion of the Report, are the sole responsibility of such third parties. We accept no responsibility for damages suffered by any third party
resulting from unauthorised use of the Report.

5. INTERPRETATION OF THE REPORT

Mature and Exactness of Descriptions: Classification and identification of soils, rocks, geological units, contaminant materials, building
envelopment assessments, and engineering estimates have been based on investigations performed in accordance with the standards set out in
Paragraph 1. Classification and identification of these factors are judgmental in nature and even comprehensive sampling and testing programs,
implemented with the appropriate equipment by experienced personnel, may fail to locate some conditions. All investigations, or building
envelope descriptions, utilizing the standards of Paragraph 1 will involve an inherent risk that some conditions will not be detected and all
documents or records summarising such investigations will be based on assumptions of what exists between the actual points sampled. Actual
conditions may vary significantly between the points investigated and all persons making use of such documents or records should be aware of,
and accept, this risk. Some conditions are subject to change over time and those making use of the Report should be aware of this possibility and
understand that the Report only presents the conditions at the sampled points at the time of sampling. Where special concerns exist, or the
Client has special considerations or requirements, the Client should disclose them so that additional or special investigations may be undertaken
which would not otherwise be within the scope of investigations made for the purposes of the Report.

Reliance on Provided information: The evaluation and conclusions contained in the Report have been prepared on the basis of
conditions in evidence at the time of site inspections and on the basis of information provided to us. We have relied in good faith upon
representations, information and instructions provided by the Client and others concerning the site. Accordingly, we cannot accept responsibility
for any deficiency, misstatement or inaccuracy contained in the report as a result of misstatements, omissions, misrepresentations or fraudulent
acts of persons providing information.

To avoid misunderstandings, KONTUR should be retained to work with the other design professionals to explain relevant engineering
findings and to review their plans, drawings, and specifications relative to engineering issues pertaining to consulting services provided by
KONTUR. Further, KONTUR should be retained to provide field reviews during the construction, consistent with building codes guidelines and
generally accepted practices. Where applicable, the field services recommended for the project are the minimum necessary to ascertain that the
Contractor’s work is being carried out in general conformity with KONTUR’s recommendations. Any reduction from the level of services normally
recommended will result in KONTUR providing qualified opinions regarding adequacy of the work.

6. ALTERNATE REPORT FORMAT

When KONTUR submits both electronic file and hard copies of reports, drawings and other documents and deliverables {(KONTLUR's
instruments of professional service), the Client agrees that only the signed and sealed hard copy versions shall be considered final and legally
binding. The hard copy versions submitted by KONTUR shall be the original documents for record and working purposes, and, in the event of a
dispute or discrepancy, the hard copy versions shall govern over the electronic versions. Furthermore, the Client agrees and waives all future
right of dispute that the original hard copy sighed version archived by KONTUR shall be deemed to be the overall original for the Project.

The Client agrees that both electronic file and hard copy versions of KONTUR’s instruments of professional service shall not, under any
circumstances, no matter who owns or uses them, be altered by any party except KONTUR. The Client warrants that KONTUR’s instruments of
professional service will be used only and exactly as submitted by KONTUR.

The Client recognizes and agrees that electronic files submitted by KONTUR have been prepared and submitted using specific software
and hardware systems. KONTUR makes no representation about the compatibility of these files with the Client’s current or future software and
hardware systems,
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ASSUMPTIONS AND NOTES

LATERAL EARTH PRESSURE =) +@ +Q

Metric Units {m, kPa)
H = Height of Wall
All loads are unfactored

NoeunsEwNnE

Min. 20 kPa (Compaction Pressures)

Height, H (m)

Top-of-wall free to Rotate 0.2% of wall height, H (i.e. Yielding Wall})
1in 2,475 years Design Earthquake with Peak Ground Acceleration (PGA) taken as 0.37 g

Lateral Earth Pressure acting against wall cannot be less than 20kPa for compaction-induced pressures
Hydrostatic pressures acting against the wall must be added if no foundation drainage

Max. 3m

5.

OH kPa

(D static

(i.e. perimeter/footing drains and chimney drain against foundation walls)

8. Where applicable,@ surcharge pressures must be added.

5.1HkPa

Pressures (@ Seismic Pressures

0.3 x Pressure

@ Surcharge Pressures
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N . TEST PIT NUMBER TP18-01
‘%\ Kontur Geotechnical Consultants Inc.
\ Unit 85, 1833 Coast Meridian Road PAGE 1 OF 1
\ Port Coquitlam, BC V3C 6G5
-
CLIENT _Greenlane Homes Ltd. c/o JYW Architecture Inc. PROJECT NAME _Proposed Residential Development Gospel Rock Villagd
PROJECT NUMBER _K-191102-00 PROJECT LOCATION Block 6 & 7. DL 842, Gibscns B.C.
DATE STARTED 2018 December 18th COMPLETED 2018 December 18tGROUND ELEVATION 94.5m TEST PIT SIZE _1.0m x 3.0m
EXCAVATION CONTRACTOR_ Maycon Construction Management Ltd. GROUND WATER LEVELS:
EXCAVATION METHOD Tracked Excavator 2 AT TIME OF EXCAVATION 1.05 m/Elev 9345 m
LOGGED BY DP CHECKED BY _JYT AT END OF EXCAVATION --
NOTES _Approx. 10U 0462426E 5471190N AFTER EXCAVATION_---
o
[&]
L i % T
E el wd TESTS 23 MATERIAL DESCRIPTION
4= 23 53
O
=
< = ©
(72}
TOPSOIL, grass, roots, dark brown, moist (soft).
- - ] 94.35
| | Silty SAND, trace gravel, trace to some cobbles and boulders, trace organics (rootlets), brown,
meist {loose to compact).
0.5 2
1.0 AL AR 93.50
MC = 20% ¥ Clayey SILT, grey, moist (very stiff to hard).
- h 3 | PP=23.0 kg/cm2
1.5
2.0
2.5
| i 4 MC =19%
PP = 4.5 kg/cm?2
B ] 285 Refusal at 2.85m depth due to excavator reach. 91.65
Bottom of test pit at 2.85 m.
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A

TEST PIT NUMBER TP18-03

Kontur Geotechnical Consultants Inc.

Unit 65, 1833 Coast Meridian Road

Port Coquitlam, BC V3C 6G5

CLIENT _Greenlane Homes Ltd. c/o JYW Architecture Inc.

PROJECT NUMBER _K-191102-00

PROJECT NAME _Proposed Residential Development Gospel Rock Villagd

PAGE 1 OF 1

PROJECT LOCATION_Block 6 & 7, DL 842, Gibsons B.C.

DATE STARTED 2018 December 18th COMPLETED 2018 December 188GROUND ELEVATION 96 m
EXCAVATION CONTRACTOR_ Maycon Construction Management Ltd. GROUND WATER LEVELS:

TEST PIT SIZE _1.0m x 3.0m

EXCAVATION METHOD Tracked Excavator

Y AT TIME OF EXCAVATION_0.60 m / Elev 95.40 m

LOGGED BY _DP

CHECKED BY _JYT
NOTES _Approx. 10U 0462496E 5471200N

AT END OF EXCAVATION_-—

AFTER EXCAVATION_---

o
]
T_ | Fi =
anE| 4E TESTS %9 MATERIAL DESCRIPTION
o] )
==
= O
%]
TOPSOIL, roots, dark brown, moist (soft).
[~ N 95.85
- 4 SAND, some silt to silty, trace gravel, yellow to light grey, moist to wet (loose to compact).
0.5 5
-1 95.25
- 4 7 MC = 28% Clayey SILT, grey, dry (very stiff to hard).
| | PP = 4.5+ kg/cm2
1.0
1.5
2.0
8 MC = 29%
B h PP = 4.5+ kg/cm2
25
3.0 L 9 A MC=30% 3.00 Refusal at 3.0m depth due to excavator reach. 93.00

PP = 4.5+ kg/cm2

Bottom of test pit at 3.00 m.
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. TEST PIT NUMBER TP18-03
Kontur Geatechnical Consultants Inc.

Unit 65, 1833 Coast Meridian Road PAGE 1 OF 1
\ Port Coquitlam, BC V3C 6G5
ks

CLIENT _Greenlane Homes Ltd. c/o JYW Architecture Inc. PROJECT NAME _Proposed Residential Development Gospel Rock Villagd
PROJECT NUMBER _K-191102-00 PROJECT LOCATION Block 6 & 7. DL 842, Gibscns B.C.
DATE STARTED 2018 December 18th COMPLETED 2018 December 18tGROUND ELEVATION 88 m TEST PIT SIZE _1.0m x 3.0m
EXCAVATION CONTRACTOR_ Maycon Construction Management Ltd. GROUND WATER LEVELS:
EXCAVATION METHOD Tracked Excavator g AT TIME OF EXCAVATION 1.20 m/Elev 86.80 m
LOGGED BY DP CHECKED BY _JYT AT END OF EXCAVATION --
NOTES _Approx. 10U 0462555E 5471191N AFTER EXCAVATION_---
o
[&]
L i % T
E el wd TESTS 23 MATERIAL DESCRIPTION
we| 23 =S
O
=
< = ©
(72}
e TOPSOIL, dark brown, moist (soft).
] [2-8%]0.15 87.85

B 4 N . Sandy SILT, trace gravel, trace caobbles, trace organics (rootlets), light brown (firm to very stiff).

05 10 MC=23% |11
- PP =4.5+kgicm2 .1} .

{[loss 87.14
- - . Silty SAND, trace gravel, trace cobbles, brown to yellow, moist (loose to compact).
1.0
| N {120y 86.80
) Sandy SILT, trace gravel, trace cobbles, trace boulders, grey, dry (hard).
- - 11 MC = 14%
| | PP =4.5+kg/em2 .17} |-
1.5
af -
- 2.0
@ 11t
ek N 11210 85.90
3 X Silty SAND, trace gravel, trace cobbles, trace boulders, grey, moist to dry (dense to very dense)
[as]
2t -
<L
S -
<
z
<l ]
Q
£L2s
e
z
s ]
B ]
Q
g B ]
=| 30 12 13.00 Refusal at 3.0m depth due to excavator reach. 85.00
3 e Bottom of test pit at 2.00 m.
z
a
=
I
53]
=
o
w
z
Ly
o
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. TEST PIT NUMBER TP18-04
Kontur Geatechnical Consultants Inc.

Unit 65, 1833 Coast Meridian Road PAGE 1 OF 1
\ Port Coquitlam, BC V3C 6G5
ks

CLIENT _Greenlane Homes Ltd. c/o JYW Architecture Inc. PROJECT NAME _Proposed Residential Development Gospel Rock Villagd
PROJECT NUMBER _K-191102-00 PROJECT LOCATION Block 6 & 7. DL 842, Gibscns B.C.
DATE STARTED 2018 December 18th COMPLETED 2018 December 18GROUND ELEVATION 62 m TEST PIT SIZE _1.0m x 2.5m
EXCAVATION CONTRACTOR_ Maycon Construction Management Ltd. GROUND WATER LEVELS:
EXCAVATION METHOD Tracked Excavator 2 AT TIME OF EXCAVATION 0.75 m/Elev61.25m
LOGGED BY DP CHECKED BY _JYT AT END OF EXCAVATION --
NOTES _Approx. 10U 0462343E 5470973N AFTER EXCAVATION_---
o
[&]
E i % T
= w®o rl
LE| O TESTS % s! MATERIAL DESCRIPTION
a as
=
< = ©
(72}
179003 FORESTLITTER /61984
B N SILT, some gravel, trace sand, trace clay, trace cobbles, trace organics (rootlets), light brown,
| a meist (firm to stiff).
- - 13
0.5
- - 14 MC = 35%
[ AV
1.0 MG = 20% 1.00 61.00
= o ERAE Sandy SILT, trace to some gravel, trace cobbles, grey, dry {very stiff to hard).
L ] "® |pp=dsekgem2 [ y g grey, dry (very )
1.5
oF 4
ﬁ 2.0 16 MC = 23% a '.':
=] PP = 4.5+ kg/em2 |1 {-]-
ul i N
[
Q
=] b= -
3
=L
iy 8 4
s
< 4
Qo
E 2.5
it
z
O B T - -
4 i — 500 e _ __ 5930
= 7 MC = 20% YENK Sandy SILT, trace gravel, grey, dry (very stiff to hard).
g— - PP =3.5kg/icm2 {1
2| 30 1T 1-]3.00 Refusal at 3.0m depth due to backhoe reach. 59.00
E Bottom of test pit at 3.00 m.
=
&
I
[53]
%
i
&
o}
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Kontur Geotechnical Consultants Inc.
Unit 65, 1833 Coast Meridian Road
Port Coquitlam, BC V3C 6G5

A

CLIENT _Greenlane Homes Ltd. c/o JYW Architecture Inc.

PROJECT NUMBER _K-191102-00

EXCAVATION CONTRACTOR Maycon Construction Management Ltd.

DATE STARTED _2018 December 18th COMPLETED _2018 December 184GROUND ELEVATION_55 m

EXCAVATION METHOD Tracked Excavator

LOGGED BY _DP CHECKED BY _JYT
NOTES _Approx. 10U 0462351E 5470914N

TEST PIT NUMBER TP18-05

PAGE 1 OF 1

PROJECT NAME _Proposed Residential Development Gospel Rock Villagd
PROJECT LOCATION Block 6 & 7. DL 842, Gibscns B.C.

TEST PIT SIZE _1.0m x 2.5m

GROUND WATER LEVELS:
Y AT TIME OF EXCAVATION_0.90 m / Elev 54.10 m
AT END OF EXCAVATION_-—
AFTER EXCAVATION_---

MATERIAL DESCRIPTION

DEPTH
(m)
SAMPLE TYPE
NUMBER
GRAFHIC
LOG

LA TOPSOIL, dark brown, moist (soft to firm).
A

AIEN

54.70

F. by,

0.5

Sandy SILT, trace to some gravel, trace cobbles, trace boulders, light brown, moist (firm to very stiff).

54.10

1 ]-osoyg
1.0 '

11.45

Gravelly SAND trace silt, trace to some cobbles and boulders, yellow to light grey, wet (dense to very dense).

53.55

[

1.5

N

S8

Mz
B

T
§\
SRS

3

N
A
: .\.':{:t:\

a\\{*{
S

N
ST

TR
LS,
N
44

SO
Q‘\
R

W
)

&y

D

N

s\‘
OROS

) Vk >y
\\\\\}:\\:
PRI

&y

D

!
SN

S8

3N

Sandy SILT (till-ike), some gravel, trace to some cobbles, trace boulders, grey, moist to dry {very stiff to hard).

52.60

GENERAL BH/ TP/ WELL K-191102-00.GPJ GINT STD CANADA LAB.GDT 19-1-29

Bottom of test pit at 2.40 m.
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. TEST PIT NUMBER TP18-06
Kontur Geatechnical Consultants Inc.

Unit 65, 1833 Coast Meridian Road PAGE 1 OF 1
\ Port Coquitlam, BC V3C 6G5
ks

CLIENT _Greenlane Homes Ltd. c/fo JYW Architecture Inc. PROJECT NAME _Proposed Residential Development Gospel Rock Villagg
PROJECT NUMBER _K-191102-00 PROJECT LOCATION Block 6 & 7, DL 842, Gibsons B.C.
DATE STARTED _2018 December 18th COMPLETED _2018 December 18t#SROUND ELEVATION_71.5m TEST PIT SIZE _1.0m x 2.5m
EXCAVATION CONTRACTOR_Maycon Construction Management Ltd. GROUND WATER LEVELS:
EXCAVATION METHOD_Tracked Excavator Y AT TIME OF EXCAVATION_1.20 m/ Elev 70.30 m
LOGGED BY _DP CHECKED BY _JYT AT END OF EXCAVATION_--—-
NOTES _Approx. 10U 0462271E 5471105N AFTER EXCAVATION_---
o
]
X i T
& el wg TESTS ag MATERIAL DESCRIPTION
4= 23 53
[a]
=
< z ©
%]
Lo TOPSOIL, dark brown, moist (soft).
— A
— N 6.d]0.22 71.28
1k Sandy SILT, trace to some gravel, trace cobbles, light brown, moist (firm to very stiff).
05
1.0
| 1120y 70.30
1 Sandy SILT, trace clay, trace sand, grey, dry (firm to very stiff).
19 MC = 24%
1.5
A 60 _ _ _ e _____ 6900
(very stiff to hard)
2.0 |
A 2.10 69.40

Bottom of test pitat 2.10 m.

GENERAL BH/ TP/ WELL K-191102-00.GPJ GINT STD CANADA LAB.GDT 19-1-29
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. TEST PIT NUMBER TP18-07
Kontur Geatechnical Consultants Inc.

Unit 65, 1833 Coast Meridian Road PAGE 1 OF 1
\ Port Coquitlam, BC V3C 6G5
ks

CLIENT _Greenlane Homes Ltd. c/fo JYW Architecture Inc. PROJECT NAME _Proposed Residential Development Gospel Rock Villagg
PROJECT NUMBER_K-191102-00 PROJECT LOCATION_ Block 6 & 7, DL 842, Gibsons B.C.
DATE STARTED _2018 December 18th COMPLETED _2018 December 18t#SROUND ELEVATION_85 m TEST PIT SIZE _1.0m x 2.0m
EXCAVATION CONTRACTOR Maycon Construction GROUND WATER LEVELS:
EXCAVATION METHOD_Tracked Excavator AT TIME OF EXCAVATION_---
LOGGED BY _DP CHECKED BY _JYT AT END OF EXCAVATION_-—-
NOTES _Approx. 10U 0462336E 5471200N AFTER EXCAVATION_---

a
T | F 2
E E § % TESTS %% MATERIAL DESCRIPTION

>

[ % 3 w

ASPHALT (38.0mm thick). 84,96

FILL - Sandy SILT, trace to some gravel, trace cobbles, trace organics (rootlets), trace wood
debris (tree trunk), light brown, moist {firm to very stiff).

0.5

B - 20

1.0

1.05 83.95
B - 2 MC = 13%, L i Sandy SILT, trace to some gravel, dry (very stiff).

[T-]1.20 83.80
Bottom of test pit at 1.20 m.

GENERAL BH/ TP/ WELL K-191102-00.GPJ GINT STD CANADA LAB.GDT 19-1-29
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APPENDIX C =
Asphalt Core and Benkleman Beam Test Reports Q\R\\\
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Gower point Rd 23571
Dec 7,2018

Gower point Rd Page1of 8 12/12/2018 5:51:55 AM
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ASPHALT PAVEMENT
CORE REPORT

CLIENT: Kontur Geotechincal Consultants CONTRACT No. -1
Unit 85 1833 Coast Meridian Rd OUR FILE:
Port Coquitlam,BC V3G 6G5 DATE:
CORED BY:
DATE CORED:
ATTENTION: Matthew Yip PAVED ON:

PROJECT: Gospel Rock Subdivision

=EZF: |On Gower Point Rd

Sta 0+00 centre of Int Gower and Franklin

1 |Sta 0425m south and 1m from west side 70

2 |Sta 1+25m south and 1m from east side 55 New trench
3 |Sta 2.24m south and 0.5m from west side 180 50

4 |Sta 3+25m south and 1.5m from east side 80 40

5 |Sta 4+25m south and 1.3m from west side 150 45

6 |Sta 5+25m south and 2m from east side 110 55

7 |Sta 5+91m south and 2m from west side 175 50

COMMENTS Tested for thickness only

Richard Humphries
Asphalt Coring Tech
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ASPHALT PAVEMENT
CORE REPORT

CLIENT: Kontur Geotechincal Consultants CONTRACT No. -1
Unit 85 1833 Coast Meridian Rd OUR FILE:
Port Coquitlam,BC V3G 6G5 DATE:
CORED BY:
DATE CORED:
ATTENTION: Matthew Yip PAVED ON:

PROJECT: Gospel Rock Subdivision

RZF: |On Chaster Rd

Sta 0+00 cenire of int Chaster and Mahan Rd

1 |Sta 0+32m east and 2m from south side 50 Newer asphalt
2 |Sta 0+99m east and 2m from south side 55
3 |Sta 1+99m east and 3m from south side 55
4 |Sta 3+01m east and in centre of road 35
5 |Sta 3+92m east and 2m from south side 20

COMMENTS Tested for thickness only

Richard Humphries
Asphalt Coring Tech
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2015 National Bwldlng Code Seismic Hazard Calculatlon

INFORMATION: Eastern Canada English {613):995-5548 francals (613)995-0600 Facsimile (613) 992-8636
Western Canada Engllsh (250):363-6500 Facsimile (250) 363-6565 &

Site: 49.3914 N, 123.5158 W User File Reference:
Requested by: ,

03-11 21.58.57

January 29, 2019

National Building Code ground motions: 2% probability of exceedance in 50 years (0.000404 per annum})
Sa(0.05) Sa(0.1) Sa(0.2) Sa(0.3) Sa(0.5) Sa(1.0) Sa(2.0) Sa(5.0) Sa(10.0) PGA (g) PGV (m/s)

0.449 0.684 0.845 0853 0759 0432 0262 0.084 0.030 0.368 0.559

Notes. Spectral (Sa(T), where T is the period in seconds) and peak ground acceleration (PGA) values are
given in units of g (9.81 m/s?). Peak ground velocity is given in m/s. Values are far "firm ground" (NBCC
2015 Site Class C, average shear wave velocity 450 m/s). NBCC2015 and CSAS6-14 values are specified in
bold font. Three additional periods are provided - their use is discussed in the NBCC2015 Commentary.
Only 2 significant figures are to be used. These values have been interpolated from a 10-km-spaced grid
of points. Depending on the gradient of the nearby points, values at this location calculated directly
from the hazard program may vary. More than 95 percent of interpolated values are within 2 percent
of the directly calculated values.

Ground motions for other probabilities:

Probability of exceedance per annum 0.010 0.0021 0.001
Probability of exceedance in 50 years 40% 10% 5%
Sa{0.05) 0.096 0.223 0.311
Sa{0.1) 0.148 0.342 0475
Sa{0.2) 0.185 0.429 0.595
Sa{0.3) 0.186 0.436 0.604
Sa{0.5) 0.153 0.378 0.530
Sa{1.0) 0.077 0.203 0.254
Sa{2.0) 0.042 0116 0174
Sa(5.0) 0.0095 0.029 0.049
Sa{10.0) 0.0035 0.0100 0.017
PGA 0.080 0.187 0.258
PGV 0.095 0.261 0.379
References

National Building Code of Canada 2015 NRCC no. 56190;
Appendix C: Table C-3, Seismic Design Data for Selected Locations in
Canada

User’s Guide - NBC 2015, Structural Gommentaries NRGC no. 49.5'N
XXXXXX {ih preparation)
Commentary J: Design for Seismic Effects

Geological Survey of Canada Open File 7893 Fifth Generation
Seismic Hazard Model for Canada: Grid values of mean hazard to be
used with the 2015 National Building Code of Canada

See the websites www. EarthquakesCanada.ca
and www. nationalcodes.ca for mare information

Aussi disponible en frangais 49°N
¥.&. ¥ Natural Resources Ressources naturelles

s
:\\\\\\Q“\% Canada Canada
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Schedule C

Letter titled “Geotechnical Addendum Letter, Proposed Residential Development
— Gospel Rock Village, Block 7 DL 842 Group 1 NWD Plan 6755, Gibsons B.C.”
completed by Kontur Geotechnical Consultants Inc., dated September 18, 2019;
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September 18, 2019
Project No.: <<EnterProjectNo.>>

Greenlane Homes Ltd.

¢/o Webster Engineering Ltd.
3745 Delbrook Ave

North Vancouver, B.C.

V7N 374

By email:

RE: GEOTECHNICAL ADDENDUM LETTER
Proposed Residential Development — Gospel Rock Village
Block 7 DL 842 Group 1 NWD Plan 6755, Gibsons B.C.

Dear Ms. Fisher,
1.0 INTRODUCTION

Kontur Geotechnical Consultants Inc. (Kontur) has completed this geotechnical addendum for the above-
referenced project. The purposes of this letter are:

¢ To provide updated geotechnical information based on additional test pits recently completed at
the site;

¢ To provide updated geotechnical recommendations for the six (6) proposed lots along Gower

Point Road in relation to Development Permit Area No. 1 — Geotechnical Hazard Areas; and,

To provide geotechnical comment for the six (6) proposed lots along Gower Point Road in relation

to Development Permit Area No. 9 — Gibsons Aquifer.

w

This letter has been prepared in accordance with standard and widely accepted geotechnical engineering
principles and practices for similar projects in this region. This letter does not address any environmental
issues or considerations related to the proposed project.

Review and use of this letter should be completed in accordance with the attached interpretation and Use
of Study and Report document and the previous geotechnical reports completed by Kontur and dated
December 27", 2018, and, January 31%, 2019. These reports are included as an integral part of this letter
and should be read in conjunction with all parts of this letter.

2.0 ADDITIONAL FIELD WORK

In addition to the field work completed and described in the previous reports completed by Kontur, a total
of fourteen (14) additional test pits were completed as illustrated in the attached Figure 1 — Testhole
location Plan and Vicinity Map. Individual test pits lots are also attached to this letter.

The test pits were completed on August 19", 2019, upon receiving access approval from the
Environmental Consultant due to nesting birds. The test pits were excavated using a track-mounted
excavator owned and operated by Maycon Construction Management Ltd. Each test pit was backfilled
upon completion with the soils excavated from the test pitand tamped in-place with the excavator bucket.

AN P Eie BIR el ey B HE Ryt A T e T TR PR Sl i 1 I R R T ST
A indy 8%, 1833 Cossd BMeridian Boad, Pord Coguitham, BUVIC &GS | X <14 s OO weanan LTS
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A, 201

1 K-191102-00

]

N

In addition, a detailed site reconnaissance was completed by Kontur along the bluff immediately above
the proposed six (6) lots on the east side of Gower Point Road. The bluff was traversed by foot and visual
assessment of features of geotechnical engineering significance were made.

3.0 SITE CONDITIONS
3.1 Six (6) Lots on Gower Point Road

As previously described, the main part of the site is situated at the top of a bedrock ridge. The east side
of the ridge is generally comprised of two gently sloped benches that drop down to the east. The upper
bench is about 50 to 80m wide and sloped at an average inclination of about 6(H):1(V) to 8(H):1(V). The
lower bench located at an elevation of about 75m geodetic, and is about 60 to 70m wide. The lower
bench slopes down to the east at an average inclination of about 10(H):1{V). The slope between the
benches is about 4(H):1{V) to 5(H):1(V). The east side of the lower bench is marked by a distinct break-in-
slope at an elevation of about 70m, geodetic.

A distinct break-in-slope wraps around the south and east sides of the bedrock ridge at an elevation
between about 80 (south) to 70m (east), geodetic. The break-in-slope marks the top of a steep bedrock-
controlled slope that drops down to the south and east to the Natural Boundary of the Sea. The slope is
comprised of a series of steep slopes and bluffs that have an average inclination of about 1{H):1{V) to
1.5(H):1({V). Bedrock bluffs or steps within the slope generally range from 1 or 2m to as much as about
10m in height and are steeply sloped to near-vertical.

The proposed six (6) residential lots at the northeast corner of the project site along Gower Point Road
are located at the base of these east-facing steep slopes and bluffs that are bedrock-controlled. More
specifically, a near-vertical bluff, averaging an inclination of about 1{H):5(V), about 6 to 8 m in height was
noted towards the west end of Lots 1, 2, and 3. In addition, several detached rock fragments, ranging
from about 1 to 3m in size, were noted on the face of the slope.

The ground surface east of the site (east of Gower Point Road), is situated at a much lower elevation,
ranging between about 10 to 15m below the proposed building areas.

Three test pits (TP19-12, -13, and -14}, were completed within the proposed lots. The test pits were
shallow, ranging from about 0.2 to 0.9m below the existing ground surface. Beneath a capping of
topsoil/forest litter or colluvium, bedrock, or a veneer of till-like soil over bedrock, was encountered. No
groundwater seepage was noted in any of the test pits.

No significant surface water runoff or seepage along the face of the slopes were noted at the time of the
site visit.

3.2 Main Subdivision Area {Village Crescent, Village High Street, Cross Rock Way, and Prospect Place)
A total of eleven (11) additional test pits were completed within this part of the proposed development.

Generalized subsurface soil conditions encountered in the test pits completed as part of the exploration
program are presented below, with soil units described in general order of increasing depth of occurrence:
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s UNIT A - TOPSOIL or FOREST LITTER. A thin layer, typically less than about 300mm, of loose
woody debris, rootlets, and other organics, was noted at each test pit location.

+ UNIT C — SAND to Sandy SILT to SAND and GRAVEL. This unit was encountered beneath Unit A
and typically was about 1m thick. This layer was compact or firm.

s  UNIT D - Clayey SILT to Silty CLAY. This unit was encountered in TP192-01 and 06, and extended
to a depth of about 2.7 to 5m below the existing ground surface respectively. Moisture content
of this material was about 26%. This unit was very stiff to hard.

s  UNIT E — Sandy SILT to Silty SAND (till-like). This unit was encountered in TP19-01, -02, 04, 05,
07, and 08. This unit typically was about 1 to 1.5m thick, or less, and encountered over bedrock.

s UNIT F - BEDROCK. Bedrock outcrops were noted across the central and southeastern parts of
the site. Bedrock was encountered at the base of test pits TP19- 02, -03, -04, -05, and -08 at a
depth between about 1.9 to 3.4m below the existing ground surface.

Groundwater was not observed in any of the test pits.
4.0 COMMENTS, AND RECOMMENDATIONS
4.1 General

As previously stated, it is Kontur’s opinion that the significant geotechnical considerations associated with
subdivision of this site may be related to:

+ Establishing appropriate geotechnical setbacks or special provisions to mitigate against potential
slope instability or rockfall in parts of the development that are located near steep slopes or bluffs;

s Retaining walls to support fill and/or cut slopes;

+~ Excavation and site preparation for bedrock-controlled areas and areas underlain by soil;

s  Temporary surface water and/or ground water control.

Based on the observations, information, and findings presented above, the following sections outline the
additional geotechnical comments and recommendations provided by Kontur with respect to subdivision
and site development, specific to the six (6) lots on Gower Point Road.

Provided that all of the comments and recommendations contained in this letter, including the comments
and recommendations previously made by Kontur, are implemented, the proposed subdivision is feasible
from a geotechnical point-of-view, and is considered safe for the intended use, that being a residential
subdivision.

4.2 DPA #1 - Geotechnical Hazard Areas

As previously noted in the 2018 Kontur report, ‘Lots Al to A6’ now labeled ‘fots 1 to 67, a horizontal
sethack from the toe of steep slopes or bluffs was recommended to avoid potential rockfall and/or slope
hazards. The setback was defined by a gradient line projected down from the top of the slope at an
inclination of about 3(H):1(V) (Horizontal:Vertical). Where this setback cannot be implemented, a
recommendation to implement appropriate rockfall mitigation measures was made.

It is understood that a 14m wide ‘environmental’ setback is required from the west property line.
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Based on the recent site visit and updated subdivision information, the following comments and
recommendations are provided specific to the six lots on Gower Point Road. All other geotechnical
comments and recommendations for building setbacks should be implemented as previously noted.

For Lots 1, 2, and 3, rockfall mitigation measures, in the form of rock anchors, other rock stabilization
measures, or a catchment barrier, should be installed to protect the proposed buildings constructed the
lots against potential rockfall. It should be noted that the recommended rockfall mitigation works may
be located within the environmental setback zone. A rockfall protection fence should also be installed at
the west property boundary at the top of the steep bluff to act as a barrier from potential rockfall from
above.

For Lots 4, 5, and 6, rockfall mitigation measures, in the form of a rockfall fence or berm, may be
constructed at either the west property line, or along the environmental setback boundary. Due to the
sloping topography above these lots, omission of the rockfall fence or berm is not recommended.

All rockfall mitigation measures should be properly designed and constructed based on a site specific {lot
by basis) assessment by the Geotechnical Engineer as building designs are developed for building permit.

4.3 DPA #9 - Gibsons Aquifer

The lower six lots on Gower Point Road are located within the Lower Gibsons Subarea and within the
Gibsons Aquifer Development Permit Area (DPA#9).

The subgrade beneath the 6 lots on Gower Point Road consist of bedrock, or bedrock covered with a
relatively thin mantle of soil. The mantle of soil is generally less than about 1m thick. Along part of Gower
Point Road (adjacent to the six lots) and part of Glassford Road, a capping of sands and gravels overlying
dense till-like soils are expected. No groundwater levels were encountered in any of the test pits
completed as part of the field work described above.

Kontur has reviewed the Aquifer Mapping Study for Town of Gibsons prepared by Waterline Resources
Inc. and dated May 13, 2013, and the BC Water Resources Atlas on-line mapping of nearby water wells,
It is noted that nearby water wells are generally located more than a horizontal distance of about 300m
from the project site. In addition, it is noted that the minimum building elevation {basement floor
elevation) of the proposed buildings will not be less than an elevation of about 21m geodetic, or below
the surface of Gower Point Road. Furthermore, utility service connections for the individual lots, and/or
improvements to existing buried utility’s, may require excavation of about 1 to 3m below the existing
surface elevation of Gower Point Road.

Based on the above information and the recent findings presented in this letter, excavations for the
proposed buildings on Lots 1 to & are not expected to detrimentally influence the Gibsons Aquifer.
Excavations for utility service connections and/or improvements are also not expected to detrimentally
influence the Gibsons Aquifer. Potential groundwater seepage that may be encountered during
excavation for the proposed building foundations, utility service connections, and/or utility service
improvements, are expected to be associated with a perched/localized groundwater level {on top of
hedrock or till-like soil), that may develop due to periods of prolonged or intense rainfall and/or rapid
snowmelt. This perched condition is not considered to be part of the underlying (deep) static groundwater
level (Gibsons Aquifer).
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Therefore, from a geotechnical point-of-view, excavation for the proposed buildings on Lots 1 to 6 and
associated utility service connections/improvements are considered to have a very low to negligible
potential to detrimentally influence the Gibsons Aguifer.

Provided excavations for the proposed buildings on Lots 1 to 6 do not extend below an elevation of about
21m geodetic, no special groundwater protection measures are considered necessary.

Provided excavations for proposed utility service connections and/or utility service improvements along
part of Gower Point Road and Glassford Road are no more than 3m below the existing ground surface and
do not extend through the dense till-like soil unit, no special groundwater protection measures are
considered necessary. Where excavation is proposed to be deeper than these requirements, further
review by the Geotechnical Engineer is required.

5.0 CLOSURE

The comments and recommendations presented in this report are based on the referenced information
and Kontur’'s understanding of the project as described herein. If subsurface conditions or project
parameters differ from those described in this report, Kontur should be notified promptly to review
geotechnical aspects of the project and provide additional or modified comments and recommendations,
as deemed appropriate. Contractors should make their own assessments of subsurface conditions at this
site and select the construction means and methods that are most appropriate for encountered site
conditions.

This report has been prepared for the exclusive use of Greenlane Homes Ltd., their designated agents or
consultants, and the Town of Gibsons. Any use of the information contained in this letter for other than
its intended purpose or by any other party must first be verified in writing by Kontur. Kontur does not
accept any responsibility or damages because of any other party relying on or using the information,
comments, opinions, and recommendations contained in this letter.

Kontur trusts that the information described above meets your current requirements. If you should have
any concerns or questions, please do not hesitate to contact the undersigned.

Sincerely,

Kontur Geotechnical Consultants Inc.

Per: Reviewed by:

Matthew Yip MEng PEng Evan Sykes PEng

Principal | Geotechnical Engineer Principal | Geotechnical Engineer
Attachments: Interpretation and Use of Study and Report Document

Figure 1 — Testhole Location Plan and Vicinity Map
2019 Test Pit Logs
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INTERPRETATION AND USE OF STUDY AND REPORT DOCUMENT

1. STANDARD OF CARE

This study and Report have been prepared in accordance with generally accepted engineering consulting practices in this area. No
other warranty, expressed or implied, is made. Engineering studies and reports do not include environmental engineering or consulting.
2. COMPLETE REPORT

All documents, records, data and files, whether electronic or otherwise, generated as part of this assighment are a part of the Report
which is of a summary nature and is not intended to stand alone without reference to the instructions given to us by the Client, communications
between us and the Client, and to any other reports, writings, proposals or documents prepared by us for the Client relative to the specific site
described herein, all of which constitute the Report.

IN ORDER TO PROPERLY UNDERSTAND THE SUGGESTIONS, RECOMMENDATIONS AND OPINIONS EXPRESSED HEREIN, REFERENCE
MUST BE MADE TO THE WHOLE OF THE REPORT. WE CANNOT BE RESPONSIBLE FOR USE BY ANY PARTY OF PORTIONS OF THE REPORT WITHOUT
REFERENCE TO THE WHOLE REPORT.

3. BASIS OF THE REPORT

The Report has been prepared for the specific site, development, building, design or building assessment objectives and purpose that
were described to us by the Client. The applicability and reliability of any of the findings, recommendations, suggestions, or opinions expressed
in the document are only valid to the extent that there has been no material alteration to or variation from any of the said descriptions provided
to us unless we are specifically requested by the Client to review and revise the Report in light of such alteration or variation.

4. USE OF THE REPORT

The information and opinions expressed in the Report, or any document forming the Report, are for the sole benefit of the Client. NO
OTHER PARTY MAY USE OR RELY UPON THE REPORT OR ANY PORTION THEREOF WITHOUT OUR WRITTEN CONSENT. WE WILL CONSENT TO ANY
REASOMABLE REQUEST BY THE CLIENT TO APPROVE THE USE OF THIS REPORT BY OTHER PARTIES AS “APPROVED USERS”. The contents of the
Report remain our copyright property and we authorise only the Client and Approved Users to make copies of the Report only in such quantities
as are reasonably necessary for the use of the Report by those parties. The Client and Approved Users may not give, lend, sell or otherwise make
the Report, or any portion thereof, available to any party without our written permission. Any use which a third party makes of the Report, or
any portion of the Report, are the sole responsibility of such third parties. We accept no responsibility for damages suffered by any third party
resulting from unauthorised use of the Report.

5. INTERPRETATION OF THE REPORT

Mature and Exactness of Descriptions: Classification and identification of soils, rocks, geological units, contaminant materials, building
envelopment assessments, and engineering estimates have been based on investigations performed in accordance with the standards set out in
Paragraph 1. Classification and identification of these factors are judgmental in nature and even comprehensive sampling and testing programs,
implemented with the appropriate equipment by experienced personnel, may fail to locate some conditions. All investigations, or building
envelope descriptions, utilizing the standards of Paragraph 1 will involve an inherent risk that some conditions will not be detected and all
documents or records summarising such investigations will be based on assumptions of what exists between the actual points sampled. Actual
conditions may vary significantly between the points investigated and all persons making use of such documents or records should be aware of,
and accept, this risk. Some conditions are subject to change over time and those making use of the Report should be aware of this possibility and
understand that the Report only presents the conditions at the sampled points at the time of sampling. Where special concerns exist, or the
Client has special considerations or requirements, the Client should disclose them so that additional or special investigations may be undertaken
which would not otherwise be within the scope of investigations made for the purposes of the Report.

Reliance on Provided information: The evaluation and conclusions contained in the Report have been prepared on the basis of
conditions in evidence at the time of site inspections and on the basis of information provided to us. We have relied in good faith upon
representations, information and instructions provided by the Client and others concerning the site. Accordingly, we cannot accept responsibility
for any deficiency, misstatement or inaccuracy contained in the report as a result of misstatements, omissions, misrepresentations or fraudulent
acts of persons providing information.

To avoid misunderstandings, KONTUR should be retained to work with the other design professionals to explain relevant engineering
findings and to review their plans, drawings, and specifications relative to engineering issues pertaining to consulting services provided by
KONTUR. Further, KONTUR should be retained to provide field reviews during the construction, consistent with building codes guidelines and
generally accepted practices. Where applicable, the field services recommended for the project are the minimum necessary to ascertain that the
Contractor’s work is being carried out in general conformity with KONTUR’s recommendations. Any reduction from the level of services normally
recommended will result in KONTUR providing qualified opinions regarding adequacy of the work.

6. ALTERNATE REPORT FORMAT

When KONTUR submits both electronic file and hard copies of reports, drawings and other documents and deliverables (KONTUR’s
instruments of professional service), the Client agrees that only the signed and sealed hard copy versions shall be considered final and legally
binding. The hard copy versions submitted by KONTUR shall be the original documents for record and working purposes, and, in the event of a
dispute or discrepancy, the hard copy versions shall govern over the electronic versions. Furthermore, the Client agrees and waives all future
right of dispute that the original hard copy sighed version archived by KONTUR shall be deemed to be the overall original for the Project.

The Client agrees that both electronic file and hard copy versions of KONTUR’s instruments of professional service shall not, under any
circumstances, no matter who owns or uses them, be altered by any party except KONTUR. The Client warrants that KONTUR’s instruments of
professional service will be used only and exactly as submitted by KONTUR.

The Client recognizes and agrees that electronic files submitted by KONTUR have been prepared and submitted using specific software
and hardware systems. KONTUR makes no representation about the compatibility of these files with the Client’s current or future software and
hardware systems,

intor
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Schedule D

Letter titled “Geotechnical Addendum Letter 02, Building Setbacks for Proposed
Residential Development — Gospel Rock Village, Block 7 DL 842 Group 1 NWD
Plan 6755, Gibsons B.C.” completed by Kontur Geotechnical Consultants Inc.,
dated February 5, 2020;
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February 5, 2020
Project No.: K-191102-00

Greenlane Homes Ltd.

¢/o Webster Engineering Ltd.
3745 Delbrook Ave

North Vancouver, B.C.

V7N 374

By email: i

RE: GEOTECHNICAL ADDENDUM LETTER 02
Building Setbacks for Proposed Residential Development — Gospel Rock Village
Block 7 DL 842 Group 1 NWD Plan 6755, Gibsons B.C.

Dear Ms. Fisher,
1.0 INTRODUCTION

Kontur Geotechnical Consultants Inc. (Kontur) has completed this Geotechnical Addendum 02 for the
above-referenced project. The purposes of this letter are:

« To provide updated geotechnical information based on a site meeting completed on November
27™ 2019, by a Senior Geotechnical Engineer from Kontur and accompanied by representatives
from the Town of Gibsons, Diamond Head Consulting Ltd., and the Developer/Owner.

s« To provide further clarification with respect to the recommended geotechnical setbacks from the
top and/or bottom of steep slopes or bluffs on and around the proposed development.

This letter has been prepared in accordance with standard and widely accepted geotechnical engineering
principles and practices for similar projects in this region. This letter does not address any environmental
issues or considerations related to the proposed project.

Review and use of this letter should be completed in accordance with the attached interpretation and Use
of Study and Report document and the previous geotechnical reports and addendum letter completed by
Kontur and dated December 27", 2018, January 31%, 2019, and September 18™, 2019. These reports are
included as an integral part of this letter and should be read in conjunction with all parts of this letter.

2.0 SITE VISIT

A Senior Geotechnical Engineer from Kontur visited the site on November 27", 2019, and was
accompanied by representatives from the Town of Gibsons, Diamond Head Consulting Ltd.
{Environmental Consultant), and the Developer/Owner. The purpose of the site visit was to review several
areas, specifically Lot 10, 56 to 58, and Lot 16, 24 and 25 (previously reported as Lot 4, 13 to 15, and Lots
3 and 45, respectively).

As previously reported, these lots are located near the top or bottom of a bedrock-controlled steep slope
or bluff. Detailed site descriptions are noted in the previous reports and not repeated herein.
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3.0 COMMENTS, AND RECOMMENDATIONS
3.1 General

As previously stated, it is Kontur’s opinion that the significant geotechnical considerations associated with
subdivision of this site may be related to:

s Establishing appropriate geotechnical setbacks or special provisions to mitigate against potential
slope instability or rockfall in parts of the development that are located near steep slopes or bluffs;

= Retaining walls to support fill and/or cut slopes;

s Excavation and site preparation for bedrock-controlled areas and areas underlain by soil;

s Temporary surface water and/or ground water control.

Based on the observations, information, and findings presented above, the following provides further
information related to the recommended building setbacks from a geotechnical point-of-view.

Provided that all of the comments and recommendations contained in this letter, including the comments
and recommendations previously made by Kontur, are implemented, the proposed subdivision is feasible
from a geotechnical point-of-view, and is considered safe for the intended use, that being a residential
subdivision.

3.2 Building Setbacks

As identified above, appropriate geotechnical setbacks from the crest or toe of any steep slope or bluff
should be implemented, to protect proposed buildings and infrastructure against potential rock falls,
topples, or slides (localized). Where these setbacks are not achieved, special measures to stabilize the
slope/bluff may be required as directed by the Geotechnical Engineer.

s« For Lots 10 and 56 to 58, to avoid specialized slope stabilization measures and/or foundation
design requirements for new buildings, building should be located a horizontal distance of at least
15m from the top (crest) of the nearby steep slope or bluff. Infrastructure, such as the proposed
sanitary and storm sewer should also follow this horizontal setback.

Where new buildings and/or infrastructure are to be placed within 15m of the top of slope/bluff,
additional measures to stabilize the slope and/or upgrades to conventional building foundations
should be implemented. These measures may vary and are dependant on final building layouts
and proposed permanent slopes. Measures may include removal of loose rock fragments,
anchoring (rock anchors) or supporting loose rock fragments, and/or anchoring building
foundations to intact bedrock. These measures should be developed during the detailed design
stage of the project as building concepts and designs become available.

Provided appropriate slope/rock stabilization measures are designed and constructed, building
sethacks can be reduced to about 3 to 5m from the top or crest of the steep bedrock slope/bluff
as determined by the Geotechnical Engineer.

o
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From a geotechnical point-of-view, a ‘no-build’ covenant is not required for these lots; however,
it is recommended that a site-specific geotechnical assessment be completed for proposed
buildings where the above-recommended 15m setback cannot be achieved.

+ For Lots 16, 24, and 25, to avoid special measures to protect proposed buildings against potential
rock fall, a horizontal setback from the bottom {toe) of the steep slopes or bluffs is recommended.
For these lots, the bedrock-controlled steep slope is about 8m high, therefore, a minimum 3m
wide catchment area should be provided at the base of the slope for these lots. For higher slopes,
a larger setback or a rockfall barrier {i.e. fencing) similar to that recommended for Lots 1 to 6
below should be constructed at the toe of the slope.

Rockfall protection should be implemented in the form of properly scaling the slope/bluff of loose
rock fragments, securing larger rock fragments with anchors, constructing deflection barriers or
berms, if deemed necessary by the Geotechnical Engineer. A site-specific review of these lots
should be completed for proposed building on these lots to reassess and determine specific
rockfall protection details, if required.

+ For Lots 1, 2, and 3 (previously Al to A3), rockfall mitigation measures, in the form of rock
anchors, other rock stabilization measures, or a catchment barrier, should be installed to protect
the proposed buildings constructed the lots against potential rockfall. It should be noted that the
recommended rockfall mitigation works may be located within the environmental setback zone.
A rockfall protection fence should also be installed at the west property boundary at the top of
the steep bluff to act as a barrier from potential rockfall from above.

For Lots 4, 5, and 6 (previously A4 to AB), rockfall mitigation measures, in the form of a rockfall
fence or berm, may be constructed at either the west property line, or along the environmental
setback boundary. Due to the sloping topography above these lots, omission of the rockfall fence
or berm is not recommended.

All rockfall mitigation measures should be properly designed and constructed based on a site
specific {lot by basis) assessment by the Geotechnical Engineer as building designs are developed
for building permit.

The approximate area that these setbacks should be implemented are illustrated on the attached
Figure/Drawing G101 — Site Location and General Site Layout.

4.0 CLOSURE

The comments and recommendations presented in this report are based on the referenced information
and Kontur’'s understanding of the project as described herein. If subsurface conditions or project
parameters differ from those described in this report, Kontur should be notified promptly to review
geotechnical aspects of the project and provide additional or modified comments and recommendations,
as deemed appropriate. Contractors should make their own assessments of subsurface conditions at this
site and select the construction means and methods that are most appropriate for encountered site
conditions.

o
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INTERPRETATION AND USE OF STUDY AND REPORT DOCUMENT

1. STANDARD OF CARE

This study and Report have been prepared in accordance with generally accepted engineering consulting practices in this area. No
other warranty, expressed or implied, is made. Engineering studies and reports do not include environmental engineering or consulting.
2. COMPLETE REPORT

All documents, records, data and files, whether electronic or otherwise, generated as part of this assignment are a part of the Report
which is of a summary nature and is not intended to stand alone without reference to the instructions given to us by the Client, communications
between us and the Client, and to any other reports, writings, proposals or documents prepared by us for the Client relative to the specific site
described herein, all of which constitute the Report.

IN ORDER TO PROPERLY UNDERSTAND THE SUGGESTIONS, RECOMMENDATIONS AND OPINIONS EXPRESSED HEREIN, REFERENCE
MUST BE MADE TO THE WHOLE OF THE REPORT. WE CANNOT BE RESPONSIBLE FOR USE BY ANY PARTY OF PORTIONS OF THE REPORT WITHOUT
REFERENCE TO THE WHOLE REPORT.

3. BASIS OF THE REPORT

The Report has been prepared for the specific site, development, building, design or building assessment objectives and purpose that
were described to us by the Client. The applicability and reliability of any of the findings, recommendations, suggestions, or opinions expressed
in the document are only valid to the extent that there has been no material alteration to or variation from any of the said descriptions provided
to us unless we are specifically requested by the Client to review and revise the Report in light of such alteration or variation.

4. USE OF THE REPORT

The information and opinions expressed in the Report, or any document forming the Report, are for the sole benefit of the Client. NO
OTHER PARTY MAY USE OR RELY UPON THE REPORT OR ANY PORTION THEREOF WITHOUT OUR WRITTEN CONSENT., WE WILL CONSENT TO ANY
REASOMABLE REQUEST BY THE CLIENT TO APPROVE THE USE OF THIS REPORT BY OTHER PARTIES AS “APPROVED USERS”. The contents of the
Report remain our copyright property and we authorise only the Client and Approved Users to make copies of the Report only in such quantities
as are reasonably necessary for the use of the Report by those parties. The Client and Approved Users may not give, lend, sell or otherwise make
the Report, or any portion thereof, available to any party without our written permission. Any use which a third party makes of the Report, or
any portion of the Report, are the sole responsibility of such third parties. We accept no responsibility for damages suffered by any third party
resulting from unauthorised use of the Report.

5. INTERPRETATION OF THE REPORT

Mature and Exactness of Descriptions: Classification and identification of soils, rocks, geological units, contaminant materials, building
envelopment assessments, and engineering estimates have been based on investigations performed in accordance with the standards set out in
Paragraph 1. Classification and identification of these factors are judgmental in nature and even comprehensive sampling and testing programs,
implemented with the appropriate equipment by experienced personnel, may fail to locate some conditions. All investigations, or building
envelope descriptions, utilizing the standards of Paragraph 1 will involve an inherent risk that some conditions will not be detected and all
documents or records summarising such investigations will be based on assumptions of what exists between the actual points sampled. Actual
conditions may vary significantly between the points investigated and all persons making use of such documents or records should be aware of,
and accept, this risk. Some conditions are subject to change over time and those making use of the Report should be aware of this possibility and
understand that the Report only presents the conditions at the sampled points at the time of sampling. Where special concerns exist, or the
Client has special considerations or requirements, the Client should disclose them so that additional or special investigations may be undertaken
which would not otherwise be within the scope of investigations made for the purposes of the Report.

Reliance on Provided information: The evaluation and conclusions contained in the Report have been prepared on the basis of
conditions in evidence at the time of site inspections and on the basis of information provided to us. We have relied in good faith upon
representations, information and instructions provided by the Client and others concerning the site. Accordingly, we cannot accept responsibility
for any deficiency, misstatement or inaccuracy contained in the report as a result of misstatements, omissions, misrepresentations or fraudulent
acts of persons providing information.

To avoid misunderstandings, KONTUR should be retained to work with the other design professionals to explain relevant engineering
findings and to review their plans, drawings, and specifications relative to engineering issues pertaining to consulting services provided by
KONTUR. Further, KONTUR should be retained to provide field reviews during the construction, consistent with building codes guidelines and
generally accepted practices. Where applicable, the field services recommended for the project are the minimum necessary to ascertain that the
Contractor’s work is being carried out in general conformity with KONTUR’s recommendations. Any reduction from the level of services normally
recommended will result in KONTUR providing qualified opinions regarding adequacy of the work.

6. ALTERNATE REPORT FORMAT

When KONTUR submits both electronic file and hard copies of reports, drawings and other documents and deliverables {(KONTUR’s
instruments of professional service), the Client agrees that only the signed and sealed hard copy versions shall be considered final and legally
binding. The hard copy versions submitted by KONTUR shall be the original documents for record and working purposes, and, in the event of a
dispute or discrepancy, the hard copy versions shall govern over the electronic versions. Furthermore, the Client agrees and waives all future
right of dispute that the original hard copy sighed version archived by KONTUR shall be deemed to be the overall original for the Project.

The Client agrees that both electronic file and hard copy versions of KONTUR’s instruments of professional service shall not, under any
circumstances, no matter who owns or uses them, be altered by any party except KONTUR. The Client warrants that KONTUR’s instruments of
professional service will be used only and exactly as submitted by KONTUR.

The Client recognizes and agrees that electronic files submitted by KONTUR have been prepared and submitted using specific software
and hardware systems. KONTUR makes no representation about the compatibility of these files with the Client’s current or future software and
hardware systems,
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Schedule E

Letter titled “Geotechnical Addendum Letter 03, Rock Slope and Foundation
Stabilization Measures — Gospel Rock Village, Lot 56, 57, and 58 (Block 7 DL
842 Group 1 NWD Plan 6755) Gibsons B.C.” completed by Kontur Geotechnical
Consultants Inc., dated April 3, 2020;
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April 8, 2020
Project No.: K-191102-00

Greenlane Homes Ltd.

¢/o Webster Engineering Ltd.
3745 Delbrook Ave

North Vancouver, B.C.

V7N 374

By email:

RE: GEOTECHNICAL ADDENDUM LETTER 03
Rock Slope and Foundation Stabilization Measures — Gospel Rock Village
Lot 56, 57, and 58 (Block 7 DL 842 Group 1 NWD Plan 6755) Gibsons B.C.

Dear Ms. Fisher,

Kontur Geotechnical Consultants Inc. (Kontur) has completed this Geotechnical Addendum 03 for the
above-referenced project. The purpose of this letter is to provide specific comments and
recommendations for rock slope stabilization and/or foundation stabilization measures that may be
required to allow a suitably sized buildable area on Lot 56, 57, and 58, of the proposed development.

This letter has been prepared in accordance with standard and widely accepted geotechnical engineering
principles and practices for similar projects in this region. This letter does not address any environmental
issues or considerations related to the proposed project.

Review and use of this letter should be completed in accordance with the attached Interpretation and Use
of Study and Report document. This letter is also intended to supplement all of the previous
letters/reports, and/or addendums. These documents are included as an integral part of this letter and
should be read in conjunction with all parts of this letter.

As previously stated, for Lots 56 to 58, special measures to protect proposed buildings and/or
infrastructure against regression of the slope crest due to potential rock falls and/or topples should be
implemented. Based on visual review the primary failure mechanism for the bedrock slope appears to be
toppling. Special measures to stabilize the slope/bluff and/or support the building may consist of one of
the following two options:

+ Option 1. Rock Slope Stabilization. This option includes drilling and installing a series or rock
anchors, on a diamond spaced pattern, along the face of the bedrock slope, immediately below
the proposed building. Rock anchors should consist of a minimum Double Corrosion Protected #8
to #11 Dywidag Threadbar drilled and grouted at least 3 to 5m into intact bedrock. Rock anchors
should have a horizontal spacing of at least 2.1m (centre-to-centre) and equivalent vertical
spacing. A preliminary recommendation for at least three {3) rows of anchors is provided;
however, this may be reduced depending on final building designs. The number and size of rock
anchors may vary, depending on final building loads and requirements.

+~ Option 2. Foundation Stabilization. As an alternative to rock anchors installed along the face of
the slope, building foundations can be designed to include vertical or inclined rock anchors used

AN P Eie BIR el ey B HE Ryt A T e T TR PR Sl i 1 I R R T ST
A indy 8%, 1833 Cossd BMeridian Boad, Pord Coguitham, BUVIC &GS | X <14 s OO weanan LTS
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to anchor the building foundation to the underlying rock mass. The rock anchors would create a
large stable rock mass. Rock anchors should also consist of minimum Double Corrosion Protected
#8 to #11 Dywidag Threadbar drilled and grouted at least 3 to 5m into intact bedrock. The number
and size of rock anchors may vary, depending on final building loads and requirements.

Both Option 1 and 2 are illustrated on the attached Figure 1 — Geotechnical Setbacks and Rock Slope
Stabilization Measures.

Detailed design of rock anchors should be completed and included in drawings for the building permit
submission and be based on final site and building designs. Rock anchors should be designed and tested
in accordance with the document PT DC35.1-14 Recommendations for Prestressed Rock and Soil Anchors
{2014) prepared by the Post Tensioning Institute.

From a geotechnical point-of-view, provided all of the geotechnical comments/recommendations are
implemented (including either option 1 or 2 above}, the lots may be considered safe for the intended
use, that being a single-family residence. In addition, the recommended horizontal setback may be
reduced to 3 to 5m from the crest of the rock slope/bluff. The difference between a 3 or 5m setback is
dependant on detailed building designs and loading conditions.

The comments and recommendations presented in this report are based on the referenced information
and Kontur’'s understanding of the project as described herein. If subsurface conditions or project
parameters differ from those described in this report, Kontur should be notified promptly to review
geotechnical aspects of the project and provide additional or modified comments and recommendations,
as deemed appropriate. Designers and Contractors should make their own assessments of subsurface
conditions at this site and select the construction means and methods that are most appropriate for
encountered site conditions.

This report has been prepared for the exclusive use of Greenlane Homes Ltd., their designated agents or
consultants, and the Town of Gibsons. Any use of the information contained in this letter for other than
its intended purpose or by any other party must first be verified in writing by Kontur. Kontur does not
accept any responsibility or damages because of any other party relying on or using the information,
comments, opinions, and recommendations contained in this letter.

Kontur trusts that the information described above meets your current requirements. If you should have
any concerns or questions, please do not hesitate to contact the undersigned.

Sincerely,

Kontur Geotechnical Consultants Inc.

Per: Reviewed by:

Matthew Yip MEng PEng Evan Sykes PEng

Principal | Geotechnical Engineer Principal | Geotechnical Engineer
Attachments: Interpretation and Use of Study and Report Document

Figure — Site Plan for Lots 56, 57, and 58 (provided by Webster)
Figure — Geotechnical Sethack and Rock Slope Stahilization Measures
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INTERPRETATION AND USE OF STUDY AND REPORT DOCUMENT

1. STANDARD OF CARE

This study and Report have been prepared in accordance with generally accepted engineering consulting practices in this area. No
other warranty, expressed or implied, is made. Engineering studies and reports do not include environmental engineering or consulting.
2. COMPLETE REPORT

All documents, records, data and files, whether electronic or otherwise, generated as part of this assighment are a part of the Report
which is of a summary nature and is not intended to stand alone without reference to the instructions given to us by the Client, communications
between us and the Client, and to any other reports, writings, proposals or documents prepared by us for the Client relative to the specific site
described herein, all of which constitute the Report.

IN ORDER TO PROPERLY UNDERSTAND THE SUGGESTIONS, RECOMMENDATIONS AND OPINIONS EXPRESSED HEREIN, REFERENCE
MUST BE MADE TO THE WHOLE OF THE REPORT. WE CANNOT BE RESPONSIBLE FOR USE BY ANY PARTY OF PORTIONS OF THE REPORT WITHOUT
REFERENCE TO THE WHOLE REPORT.

3. BASIS OF THE REPORT

The Report has been prepared for the specific site, development, building, design or building assessment objectives and purpose that
were described to us by the Client. The applicability and reliability of any of the findings, recommendations, suggestions, or opinions expressed
in the document are only valid to the extent that there has been no material alteration to or variation from any of the said descriptions provided
to us unless we are specifically requested by the Client to review and revise the Report in light of such alteration or variation.

4. USE OF THE REPORT

The information and opinions expressed in the Report, or any document forming the Report, are for the sole benefit of the Client. NO
OTHER PARTY MAY USE OR RELY UPON THE REPORT OR ANY PORTION THEREOF WITHOUT OUR WRITTEN CONSENT. WE WILL CONSENT TO ANY
REASOMABLE REQUEST BY THE CLIENT TO APPROVE THE USE OF THIS REPORT BY OTHER PARTIES AS “APPROVED USERS”. The contents of the
Report remain our copyright property and we authorise only the Client and Approved Users to make copies of the Report only in such quantities
as are reasonably necessary for the use of the Report by those parties. The Client and Approved Users may not give, lend, sell or otherwise make
the Report, or any portion thereof, available to any party without our written permission. Any use which a third party makes of the Report, or
any portion of the Report, are the sole responsibility of such third parties. We accept no responsibility for damages suffered by any third party
resulting from unauthorised use of the Report.

5. INTERPRETATION OF THE REPORT

Mature and Exactness of Descriptions: Classification and identification of soils, rocks, geological units, contaminant materials, building
envelopment assessments, and engineering estimates have been based on investigations performed in accordance with the standards set out in
Paragraph 1. Classification and identification of these factors are judgmental in nature and even comprehensive sampling and testing programs,
implemented with the appropriate equipment by experienced personnel, may fail to locate some conditions. All investigations, or building
envelope descriptions, utilizing the standards of Paragraph 1 will involve an inherent risk that some conditions will not be detected and all
documents or records summarising such investigations will be based on assumptions of what exists between the actual points sampled. Actual
conditions may vary significantly between the points investigated and all persons making use of such documents or records should be aware of,
and accept, this risk. Some conditions are subject to change over time and those making use of the Report should be aware of this possibility and
understand that the Report only presents the conditions at the sampled points at the time of sampling. Where special concerns exist, or the
Client has special considerations or requirements, the Client should disclose them so that additional or special investigations may be undertaken
which would not otherwise be within the scope of investigations made for the purposes of the Report.

Reliance on Provided information: The evaluation and conclusions contained in the Report have been prepared on the basis of
conditions in evidence at the time of site inspections and on the basis of information provided to us. We have relied in good faith upon
representations, information and instructions provided by the Client and others concerning the site. Accordingly, we cannot accept responsibility
for any deficiency, misstatement or inaccuracy contained in the report as a result of misstatements, omissions, misrepresentations or fraudulent
acts of persons providing information.

To avoid misunderstandings, KONTUR should be retained to work with the other design professionals to explain relevant engineering
findings and to review their plans, drawings, and specifications relative to engineering issues pertaining to consulting services provided by
KONTUR. Further, KONTUR should be retained to provide field reviews during the construction, consistent with building codes guidelines and
generally accepted practices. Where applicable, the field services recommended for the project are the minimum necessary to ascertain that the
Contractor’s work is being carried out in general conformity with KONTUR’s recommendations. Any reduction from the level of services normally
recommended will result in KONTUR providing qualified opinions regarding adequacy of the work.

6. ALTERNATE REPORT FORMAT

When KONTUR submits both electronic file and hard copies of reports, drawings and other documents and deliverables (KONTUR’s
instruments of professional service), the Client agrees that only the signed and sealed hard copy versions shall be considered final and legally
binding. The hard copy versions submitted by KONTUR shall be the original documents for record and working purposes, and, in the event of a
dispute or discrepancy, the hard copy versions shall govern over the electronic versions. Furthermore, the Client agrees and waives all future
right of dispute that the original hard copy sighed version archived by KONTUR shall be deemed to be the overall original for the Project.

The Client agrees that both electronic file and hard copy versions of KONTUR’s instruments of professional service shall not, under any
circumstances, no matter who owns or uses them, be altered by any party except KONTUR. The Client warrants that KONTUR’s instruments of
professional service will be used only and exactly as submitted by KONTUR.

The Client recognizes and agrees that electronic files submitted by KONTUR have been prepared and submitted using specific software
and hardware systems. KONTUR makes no representation about the compatibility of these files with the Client’s current or future software and
hardware systems,
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NOTE:

1. ROCK ANCHORS SHOULD CONSIST OF MINIMUM DOUBLE CORROSION
PROTECTED #8 TO #11 DYWIDAG THREADBAR DRILLED AND GROUTED TO AT
LEAST 3m TO 5m INTO INTACT BEDROCK.

2. ROCK ANCHORS TO BE DESIGNED AND TESTED IN ACCORDANCE WITH THE
RECOMMENDATIONS FOR PRE-STRESSED ROCK AND SOIL ANCHORS
DOCUMENTS PUBLISHED BY THE POST TENSIONING INSTITUTE.

AVERAGE
5(H):1{V)

MINIMUM 3m TO 5m GEOTECHNICAL
SETBACK FOR NEW BUILDINGS

VARIES 2.1m TO 2.5m

VARIES8m TO 12m

AVERAGE
1(H):2(V) TO 3(H):4(V)

AVERAGE
: SI 1.5(H):1{V) TO 2(H): 1{V)

L\'\-
S

CASE 1: ROCK SLOPE STABILIZATION

UILDING FOUNDATION PINNED WITH ROCK ANCHORS

MINIMUM 3m TO 5m GEOTECHNICAL

£YeRASE | SETBACK FOR NEW BUILDINGS

5(H):1(V)

MINIMUM 3m TO 5m
ROCK ANCHORS

AVERAGE
1(H):2(V) TO 3(H):4(V)

CASE 2: FOUNDATION STABILIZATION

~

s
N
LA

AVERAGE
L.5(H):1{V) TO 2(H}):1{V)

March 30, 2020 10:00:51 PM

Unit 65, 1833 Coast Meridian Road, Port Coquitlam, B.C. ¥3C 6G5
t. 1 (778) 730 1747 | toll-free. +1 (833) 301 7575 | e. info@kontur.ca | www.kontur.ca

SEAL REVISIONS TIMLE PROJECT NO.:
FIGURE - GEOTECHNICAL SETBACKS AND ROCK SLOPE STABILIZATION MEASURES K-191102-00
NO DESCRIPTION DATE
0 ISSUED FOR REPORT 20200330 | CLENT DATE: SCALE: DWG NO.:
GREENLANE HOMES C/O JYW ARCHITECTURE INC. 2020-03-30 N.T.S. FIGURE 1
Bk prv————— DRAFT: DESIGN: CHECK:
GOSPEL ROCK VILLAGE - BLK 7 DL842 GP1 NWD PL6755. GIBSONS B.C. I - MY
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LAND TITLE ACT
FORM D

EXECUTIONS CONTINUED

Doc #: CA8418359
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PAGE 94 of 95 PAGES

Officer Signature(s)

See Affidavit of Execution

OFFICER CERTIFICATION:

Execution Date

Y M D

Transferor / Borrower / Party Signature(s)

GREENLANE HOMES LTD. by its
authorized signatory:

YAN JI

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, ¢.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.
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TERMS OF INSTRUMENT - PART 2
COVENANT

(Section 219 Land Title Act)
THIS Agreement made the 25" of May, 2020
BETWEEN:

Greenlane Homes Lid., Inc. No. BC1085102
1200 Waterfront Centre

200 Burrard St., P.O. Box 48800

Vancouver, BC V77X 1T2

(hereinafter called the “Grantor”)
AND:

TOWN OF GIBSONS, a municipal corporation having an address at
474 South Fletcher Road

Box 340

Gibsons BC VON 1V0

(hereinafter called the “Town™)
WHEREAS:

A. The Grantor is the owner of those certain lands and premises located within the
Town of Gibsons in the Province of British Columbia, and more particularly
known and described as:

PID: 010-827-200
BLOCK 7 DISTRICT LOT 842 PLAN 6755
(the “Lands™);

B. The Grantor proposes to build upon the Lands;

C. The Grantor has provided to the Town a report pursuant to s. 491(4) of the Local
Government Act certifying that the Lands may be safely used for the purposes for
which the permit application was made, in spite of the hazard erosion, land slip,
or rock falls, if the Grantor uses the Lands in accordance with conditions
specified in the report; and

D. Section 219 of the Land Title Act provides, inter alia, that a covenant, whether of
a negative or positive nature, may be registered as a charge against the title to
land in favour of a municipality or the Crown.

NOW THEREFORE THIS AGREEMENT WITNESSES that pursuant to Section 219 of
the Land Title Act, and in consideration of the premises and the mutual covenants and
agreements contained herein and the sum of One ($1.00) Dollar now paid to the Grantor
by the Town (the receipt and sufficiency of which is hereby acknowledged), the parties
hereto covenant and agree each with the other as follows:
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FORM_DECGEN_V20

LAND TITLE ACT Related Document Number:
FORM DECLARATION

PAGE 1 OF 2 PAGES

Your electronic signature is a representation that you are a designate authorized to certify Sarah Ang u

S Digitally signed by
this application under section 168 4 of the Land Title Act, RSBC 1996, ¢.250, that you ;

© Sarah Angus Pivnick

certify this application under section 168.43(3) of the act, and that the supporting P |Vn|Ck 1WNY26
document or a true copy of the supporting docurment, if a true copy is allowed under an e- £ DEtETe020.09 09
filing direction, is in your possession. H WN Y26 & 1527:14 -07'00"

Please find attached an affidavit of execution in support of the filed Form C charge in favour of the
Town of Gibsons.

NOTE:

A Declaration cannot be used to submit a request to the Registrar for the withdrawal of a document.
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| CANADA
PROVINGE OF BRITISH COLUNMEA

I THE MATTER OF LOTE TOSBLOCK PDISTRICT LT 842 81 NWD PLAN
EPRU08ET dhe "Property”)

AN Form C of the Property, granting 2 covenantin favour ofthe Town of Gibsong,
executed by Graondans Momes Lid, ghe "Transfero™) by s suthorised signatony, Yah J
{"Authorized Slgnatory") fled herowilh

AFFIDAVIT OF EXECUTION

L Levna Zhou, of B00 - 543 Granville BL, Vancouver, in the Provinee of British Columbia, MAKE OGATH AND
BAY:

1. Lam 18 years of age or cliler and am acquainiad with the Transferor and the Authoreed Slgnsiony.

| am acguainted with the siognature of the Authorized Bignatory and believe that the signature subsoribed to
ihe netrumentis Be signaluee of the Autharized Rignatony.

&
=

3. The signaturs of the Authorized Signatery was not certilied by an officer under Part 5 of the Land Tidle Acl,
R.EB.C. 1988, ¢ 250 because bwas medically unsafe o meel the Authorized Signatory inperson dug o

S 18,

And | romke this solern dedlaration consclenticusly believing it o be tue and knowing thet it is of the same
forcs and effect as i made under oath.

Sworn before-me ot the oily of Vancouver, in
the Provinge of British Columbia this J0) day of
e 2020 .

- &
Sarah Pivnick !
A Commissionsr for taking Layna Jhou
Affidavils for British Columbia

]
3

e J_.w“‘\
e
T _ e
* ¥
1

Saran Phmich
Barriste? i%?ziii%fitw%ﬁ;
Avooate/DE Lawers
%‘;3&5?%%;3 s&ﬁ&ﬁ? HLE 81 E?z:i},‘f’
YANSOUVER, BG. ‘gﬁi‘: i }@MW
L §04-BOB-RE5R PRS- EES-885)
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FORM_DECGEN_V20

LAND TITLE ACT Related Document Number: CA8418359
FORM DECLARATION

PAGE 1 OF 3 PAGES

Your electronic signature is a representation that you are a designate authorized to certify Sarah Ang u

S Digitally signed by
this application under section 168 4 of the Land Title Act, RSBC 1996, ¢.250, that you ;

© Sarah Angus Pivnick

certify this application under section 168.43(3) of the act, and that the supporting P |Vn|Ck WNY286
document or a true copy of the supporting docurment, if a true copy is allowed under an e- S PEtET2020.09 22
filing direction, is in your possession. H WN Y26 ' 13'33'55 -07'00"

The following administrative errors were present in the originally-filed document:

1. The transferor Greenlane Homes Lid. executed the instrument on June 15, 2020.

2. The first page of the Terms of Instrument - Part 2 mistakenly appears as the last page of the filed
document. It should appear as the first page of Part 2 of the instrument, immediately following the
execution section of Part 1 of the instrument.

3. Please find attached a revised affidavit of execution.

NOTE:

A Declaration cannot be used to submit a request to the Registrar for the withdrawal of a document.

Fee Collected for Document: $14.20
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Status: Registered
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CANADA

PROVINCE OF BRITISH COLUMBIA

IN THE MATTER OF BLOCK 7 DISTRICT LOT 842 PLAN 6755 (the “Propetrty”)
AND: Form C of the Property, granting a covenant in favour of the Town of Gibsons,
executed by Greenlane Homes Ltd. (the "Transferor") by its authorized signatory, Yan
Ji ("Authorized Signatory") filed herewith

AFFIDAVIT OF EXECUTION

I, Lan Fang Zhou, of 800 - 543 Granville St., Vancouver, in the Province of British Columbia, MAKE OATH
AND SAY:

1.

| am 16 years of age or older and have personal knowledge that the person who executed the instrument
for the Transferor was authorized to do so by the Transferor

The Transferor existed at the time the instrument was executed and is legally entitled to hold and dispose

of land in British Columbia.

The signature of the Authorized Signatory was not certified by an officer under Part 5 of the Land Title Act,
R.S.B.C. 1996, c. 250 because it was medically unsafe to meet the Authorized Signatory in person due to

Covid-19.

And | make this solemn declaration conscientiously believing it to be true and knowing that it is of the same
force and effect as if made under oath.

Sworn before me at the city of Vancouver, in
the Province of British Columbia this 22day
of September, 2020 The deponent was not
physically present before me because it is
medically unsafe to meet him/her in person
due to Covid-19 but was linked with me using
video technology. | followed the process
described in Practice Bulletin 01-20 Process
for Remote Witnessing of Affidavits for use in
Land Title Applications and complied with the
Law Society of British Columbia best
practices for using video-conferencing when
providing legal advice or services.

Sarah Pivnick, lawyer
A Commissioner for taking
Affidavits for British Columbia

DS Lawyers Canada LLP
800 - 543 Granville St.
Vancouver, BC V6C 1X8

. Tk S

Lan Fang Zhou
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EXHIBIT H-1
ENVIRONMENTAL IMPACT ASSESSMENT REPORT (PARENT PROPERTY)

See attached.
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Gospel Rock Subdivision Block 7

Gospel Rock
Gibsons, BC

April 29%, 2019

Submitted to:

Yijin Wen
Yijin.wen@yahoo.com
Greenlane Homes Ltd.

9031 Briar Road, Burnaby, BC
C/O JYWA Architects



Environmentally Sensitive Development Permit Area Report — Block 7 Gospel Rock, Gibsons

The following Diamond Head Consulting staff performed the site visit and prepared the report. All
general and professional liability insurance and individual accreditations have been provided below for

reference.

Cassandra Cummings, R.P.Bio Mike Coulthard, R.P.Bio., R.P.F.
Biologist, Planner Senior Forester, Biologist
MSc. Biology, MSc. Planning Certified Tree Risk Assessor (46)

If there are any questions or concerns as to the contents of this report, please contact us at any time.

Contact Information

Phone: 604-733-4886

Fax: 604-733-4879

Email: cassandra@diamondheadconsulting.com, mike@diamondheadconsulting.com
Website: www.diamondheadconsulting.com

Insurance Information
WCB: # 657906 AQ (003)

General Liability: Northbridge General Insurance Corporation - Policy #CBC1935506, $5,000,000
Errors & Omissions: Lloyds Underwriters — Policy #1010615D, $1,000,000
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Environmentally Sensitive Development Permit Area Report — Block 7 Gospel Rock, Gibsons
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1.0 Introduction

This property, colloquially called Gospel Rock, is one of the largest undeveloped areas in the Town of
Gibsons. Greenlane Homes is planning to protect 49% of the property through the use of park land
donations and a covenant with The Land Conservancy (TLC) and develop the other 51%. The property
will be developed in stages and includes single family homes, townhouses and apartment buildings. The
northeast section of the property will be the first stage of development and consists of a 6-lot
subdivision. The northwest portion of the property will be developed over a number of phases.

The Town of Gibson’s Environmentally Sensitive Development Permit Area (DPA), which is applicable to
all residential, industrial and commercial uses, covers approximately half the property. It affects the 6-
Lot subdivision in the northeast as well as the lots in the north west that interface with the future park
area. Diamond Head Consulting Ltd. (DHC) was retained to prepare an Environmentally Sensitive DPA
Assessment for this site.

The 6-Lot subdivision has been evaluated in a separate ESA DP Report; this report will focus on the rest
of the development interface in the northwest of the property.

Civic address: No Address. Gospel Rock, Town of Gibsons, BC

Legal description: Block 7, District Lot 842 Plan VAP6755; PID 010-827-200
Client name: Yijin Wen

Date of site visit: February 7t", 2019; April 39, 2019, April 16%, 2019

2.0 Environmentally Sensitive Development Permit Area No.2

This Development Permit Area (DPA) applies to properties that contain environmentally sensitive areas
(ESAs). The objective of this DPA as stated in the Official Community Plan (OCP) is to protect ESAs from
development. Four general areas of environmental concern were identified. The Gospel Rock property is
located within two of these. The first is described as “environmentally sensitive lands in the Gospel Rock
area, including forested lands, wildlife corridors and wetlands”. The second is “environmentally sensitive
marine shore areas”.

2.1 Douglas Fir-Arbutus Coastal Dryland Forest

This ESA is designated due to the existing unique forest type and habitat values. The natural coastal
dryland forest in steep exposed areas with poor, rocky soils comprises only 0.3% of the land are of BC,
and <5% of mature dryland forest remains undisturbed on the Sunshine Coast due to development. This
ESA DPA was developed to protect the steeply sloped dryland forest while confining development to the
mixed coniferous-deciduous forest landward of the ESA.

The DPA also recommends the protection of eagles’ nests, scenic and cultural values, possible alligator
lizard habitat, as well as connectivity between these habitat areas and Charman Creek ravine to the
north. Currently, habitat connectivity is maintained by continuous forest cover at the western edge of
the 6-lot subdivision.
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2.1.1 ESA DP Guidelines Douglas Fir-Arbutus Coastal Dryland Forest Areas

No buildings, structures, or uses permitted on the land shall be sited within the following areas:
e Areas with grades steeper than 25% in order to protect soil cover and drainage patterns
e The area within 100 m of the wildlife tree buffer shown on schedule D
e The natural clearings shown on schedule D

Any other development within the identified Gospel Rock sensitive areas shall be designed to:
e Avoid the removal/modification of native vegetation
e Avoid the introduction of non-native invasive vegetation
e Avoid impacts to the protected root zones of trees

Avoid disturbance to wildlife and habitat

Minimize the use of fill

Minimize soil disturbance

Minimize blasting

e Minimize changes in hydrology

e Avoid run-off of sediments and construction-related contaminants

Measures may be required to prevent and mitigate any damage to the environmentally-sensitive area,
including:

e Temporary or permanent fencing

e Environmental monitoring during construction

e Demarcation of wildlife corridors, wildlife trees, and significant trees

e Restricting development activities during sensitive life-cycle times

e Registration of a natural state covenant

2.2 Marine Shore Areas

This ESA is designated to protect marine shore areas, which are considered an integral part of the
marine environment that provides essential fish habitat. This includes the nearshore subtidal seabed,
intertidal foreshore, and adjacent backshore areas. Disturbance and alteration of foreshore, nearshore
areas or adjacent backshore upland, including removal of upland vegetation, can result in significant
adverse environmental effects. To protect these, an appropriate setback/leave strip along the shore is
supported. These should be left undisturbed and naturally vegetated and should be maintained in
perpetuity.

2.2.1 ESA DP Guidelines for Marine Foreshore Areas

Prior to any new development, an environmental assessment must be undertaken by a Qualified
Environmental Professional (QEP). The environmental assessment will identify:
e The extent and type of potential impact on fish habitat
e The circumstances and conditions under which development permits may be issued to manage
development that potentially has a significant impact on the natural marine shore and fish
habitat

e The measures of remediation required to minimize the impacts.

The following may be required to prevent and mitigate any damage to the riparian area:
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e Temporary or permanent fencing

e Environmental monitoring during construction

e Restricting development activities during sensitive life-cycle times
e Registration of a natural state covenant

Re-vegetation and restoration may be required as mitigation or compensation.

3.0 Project Description

3.1 Project location

This site is located in the southwestern edge of the Town of Gibsons on the Sunshine Coast, BC. (Figure
1). This site is zoned for Comprehensive Development Area Zone (CDA-4). The area surrounding the site
consists primarily of single-family residences and corresponding amenities, with some parkland and
natural areas. There are no known watercourses on site, however, Seaward Creek (non-fish bearing) and
Charman Creek (fish-bearing) are to the west and north respectively.

Figure 1. Project location — Gospel Rock is located in the southwestern edge of the Town of Gibsons, BC.
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3.2 Construction Work Plan

Approximately 51% of the site is planned for development into a mix of single-family homes and
apartment buildings (Figure 3), while 49% of the site is planned to be managed as parkland either by the
Town of Gibsons (10%) or The Land Conservancy (TLC) of BC (39%). This report evaluates the location of
the ESA and provides management recommendations. A separate ESA report has been developed for
this 6-lot subdivision; however, the requirements for the 6-lot subdivision planned for the northeast
corner are also included when discussing overall habitat offsets. This assessment will help determine the
buildable area and areas requiring protection under the DPA, as well as potential areas for habitat
compensation as necessary.

Figure 2: Overlay map illustrating the location of the DPA areas as mapped by Gibsons. Provided by Modus. DF =
Dryland Forest DPA; MA = Marine Shore DPA; NA = Natural Clearing; Wt = Wildlife Tree Buffer.
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Environmentally Sensitive Development Permit Area Report — Block 7, Gospel Rock, Gibsons

Figure 3: The proposed division of Gospel Rock Block 7. Shades of green represent parkland and conservation
areas, blue and purple represent single and two family residential, shades of pink orange and peach represent
multi-family residential. Provided by Webster Engineering.
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4.0 Site Description

The site is located in the southwest corner of the Town of Gibsons. Most of the site is forested. The
areas south of the natural slope break support a mature forest while the areas above have been cleared
more recently and support a mixed younger forest. Gower Point Road runs through the south and south
eastern part of the site following the marine foreshore before turning north.

4.1 Topography

The south end of the site is located at sea level (Figure 4). The northwestern section of the site is at the
highest elevation, approximately 100 m ASL. This section of the site has a gentle slope, before a steep
drop on the south and east sides of the site (Figure 4). Development is planned to be concentrated on
flatter areas adjacent to Gower Point Road, and along the north western half of the site, as development
is not permitted on slopes >25%.

Figure 4: Topography of Block 7, Gospel Rock, Gibsons

4.2 Climate and Soils

This site is situated within the Coastal Western Hemlock Very Dry Maritime (CWHxm1) subzone of the
Biogeoclimatic Ecosystem Classification (BEC) System of BC. This subzone occurs at low elevations on the
mainland, between sea level to approximately 700 m. It is associated with warm, dry summers and
moist, mild winters with relatively little snowfall. Growing seasons are long, and feature water deficits
on zonal sites.
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The ESA boundary extends along the north and west edge of the proposed park area and generally
follows the terrain’s natural slope break. The ESA area that will be the park has moderate to steep
slopes. There are exposed bedrock outcrops as well as colluvial parent materials consisting of large rocks
and boulders. The soils are generally sandy loams, with ~50-60% coarse fragments. Humus type is
moder. Soil depth is generally shallow due to the presence of bedrock. Soil moisture is generally dry and
soil nutrients are poor to moderate. Ecology is classified as a complex of site series 03 and 02 supporting
a dryland forest dominated by Douglas-fir and arbutus.

4.3 Plant Communities

Plant communities are defined as units of vegetation with a relatively uniform plant species composition
and physical structure. The forested plant community in this ESA is generally consistent along the ESA
boundary. Its character is consistent with the those intended to be protected by the ESA DP area
referred to as a Douglas-fir Arbutus Dryland Forest.

The areas to the north and west of the ESA boundary were cleared of mature trees within the last 10-15
years. This clearing extends to the natural terrain slope break. Below this break there are mature stands.
Trees have a relatively even spatial distribution. There are however some small canopy openings where
outcrops of bedrock have prevented tree growth. Stands generally consist of trees with relatively high
crown-base heights. The main treed canopy consists mainly of Douglas-firs (Pseudotsuga menziesii) with
the presence of western redcedar (Thuja plicata) and Bigleaf maple (Acer macrophyllum). The
Intermediate layer contains mostly Douglas-fir, with scattered western redcedar and arbutus (Arbutus
menziesii). The suppressed and regenerating layers are mostly Douglas-fir and arbutus and some
western redcedar.

There are some older trees expected to be older than 150 years and have signs of historic wildfire scars.
Scattered dead standing trees are found throughout the stand showing signs of wildlife use.

Table 1 — Stand characteristics in the ESA

1 Species codes: Fd (Douglas-fir), Hw (western hemlock), Cw (western redcedar), Act (black cottonwood), Mb (bigleaf maple), Dr

(red alder), Pr (bitter cherry), Ra (Arbutus)
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Canopy Layer Main Canopy Trees Intermediate Trees Suppressed Trees Regeneration
Species?® (% by

volume; + denotes FdgoCwioMb. FdgoCwioRa1g FdsoRa20CwW1g Fd87,0Ra10Cw1p
<10%)

Density (stems/ha) 250 300 150 10

Tree diameter at

breast height (cm) 23 25 >

Tree height (m) 32 19 4

Live crown ratio 70 50 60

Crown closure (%) 50

Age 135




Views of the dryland forest typical of the ESA area

Understory vegetation is variable, averaging 50% coverage. Native understory vegetation in the ESA
includes: 25-50% salal (Gaultheria shallon), 2-5% Licorice fern (Polypodium glycyrrhiza), 2-5%
oceanspray (Holodiscus discolor), 1-2% Red huckleberry (Vaccinium parvifolium), 2-5% Sword fern
(Polystichum munitum), 2-5% snowberry (Symphocarpos albus), 2-5% baldhip rose (Rosa gymnocarpa),
2-5% honeysuckle (Lonicera ciliosa) and 2-5% Dull Oregon grape (Mahonia nervosa).

There are bedrock outcrop areas and bluffs found throughout the ESA area that are dominated by moss,
lichens and grasses with little tree or shrub cover.

Views of bedrock outcrop areas

4.4 Aquatic Habitat

There are no known or found watercourses, lakes, ponds or wetlands on Gospel Rock Block 7. There are
however two watercourses found in adjacent areas; Charman Creek to the north and Seaward Creek to
the west in Block 6.
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4.5 Wildlife Habitat

The natural area on site continues north and connects to Charman Creek ravine. This corridor is wide
and continuous, providing a travel corridor for wildlife. A section of this connection is protected under
the ESA DPA, and is planned to be protected under development. The corridor is wide and provides a
variety of high value habitat features that supports a diversity of wildlife, including mammals and birds.

Disturbance caused by the presence of nearby residential development and well used trails should be
minimal, as they are mostly located either offsite or south of the proposed 6-lot subdivision. The wildlife
community that inhabits this area includes mostly birds and small to medium mammals that are more
tolerant of urban disturbance. Larger mammals are likely to use this area as part of a more extensive
home range.

4.5.1 Bird Species

Bird surveys were not completed during this study. The ESA map shows an eagle’s nesting area in the
south edge of the site, just north of Gower Point road. Biologists from DHC searched but did not find a
nest. There is a large stick nest in this area however it appears too small to be that of an eagle and is
suspected to be a Ravens nest.

The site visits were conducted prior to the beginning of nesting season; however, the following bird
species were identified: Bald eagle, black capped chickadees, northwestern crow, common raven,
pileated woodpecker, spotted towhee, red breasted nuthatch and pacific winter wren.

The site provides terrestrial habitat for a wide variety of resident and migratory birds. A diversity of
habitat features is present to support nesting, foraging, and roosting. Bird species groups likely present
include swallows, hummingbirds, warblers, woodpeckers, flycatchers, jays, crows, chickadees,
nuthatches, thrushes, sparrows, wrens, kinglets, and finches.

4.5.2 Mammal Species

Mammal surveys were not completed during this study. The forest and shrub communities provide
habitat to support a diversity of small mammals including squirrels, voles, shrews, and mice. Medium
and large sized mammals likely to inhabit this area (as part of a larger range) include raccoon (Procyon
lotor), skunk (Mephitis mephitis), coyote (Canis latrans), black-tailed deer (Odocoileus hemionus),
Roosevelt elk (Cervus elaphus roosevelti) and black bear (Ursus americanus).

4.5.3 Amphibian and Reptile Species

The ESA area is relatively dry and does not contain any known watercourses or wetlands. The
Environmentally Sensitive DPA includes the potential for alligator lizard habitat on site. Given their need
for open, rocky spaces for basking, it is likely that if there is alligator lizard habitat it is located on the
rocky outcrops that are proposed to be protected under park and covenant designation and within the
ESA area.

4.5.4 Fish Species

There are no known watercourses on site; therefore, there are no fish species expected on site.
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4.6 Species at Risk

The BC Conservation Data Centre (CDC) records BC’'s most vulnerable vertebrate animals and vascular
plants, each of which is assigned to a provincial Red or Blue list according to their provincial
conservation status rank. Species or populations at high risk of extinction or extirpation are placed on
the Red list and are candidates for formal endangered species status. Blue-listed species are considered
vulnerable to human activity and natural events.

No known species at risk were described in the CDC database Gospel Rock; however, there is habitat for
marbled murrelet (Brachyramphus marmoratus) identified in 2014 located southwest of the site. No
other species or habitats were identified by the CDC within a 5km radius. No habitat critical for any
species at risk that is not found in the adjacent natural areas was identified during the site visit.

4.7 Invasive Species

Invasive species found in the park area to be protected is isolated mainly to the edges of Gower Point
road. Species identified include Himalayan blackberry (Rubus armeniacus), English lvy (Hedera helix),
Spurge laurel (Daphne laureola), scotch broom (Cytisus scoparius) and periwinkle (Vinca minor).

The property edge along the road contains higher

. . : . . English Ivy growing below Gower Point Road.
concentrations of invasives including blackberry. & ve &

Scotch Broom along the southern edge of Gower Point
Road, facing south.
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5.0 Revised location of Environmentally Sensitive Area Boundary

Field visits to the site by two biologists from Diamond Head Consulting refined the location of the ESA
boundary on site. This boundary follows the dry and sloped areas which are dominated by Mature
Douglas-fir stands. The area above the steeper slopes was previously cleared of mature trees. The
boundary to the mature forest type is for this reason distinct. It has been located with flagging and the
boundary was located by GPS while in the field. It has not been surveyed to confirm its location. This
new boundary, along with the original ESA boundary contained within DPA 2, is displayed in Figure 5.

Gospel Rock - Block 7
Environmentally Sensitive
Areas

Existing and Proposed

Legend

D Gospel Rock Site
Updated ESA (field survey)
DPA 2 - Dryland Forest
CAD legal lots

5 m Contours

Scale: 1:3,000
Date: April 17,2019

0 25 50 75 100
w1 Meters

Locations are approximate

3559 Commercial Street, Vancouver BC
P: 604-733-4886 | F: 604-733-4879

Figure 5: Approximate location of the original ESA as mapped in the OCP (pink) and the refined boundary after

field work by DHC (blue).
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6.0 Protection of ESA areas

6.1 Douglas Fir-Arbutus Coastal Dryland Forest

The refined ESA boundary is mostly contained within the area that will be protected as park, with 6.4 ha
protected under the covenant with The Land Conservancy (TLC). There are, however, areas where the
ESA extends into the private lots. Unprotected areas of conflict between the location of the ESA and
development are highlighted in red hatch in Figure 6. This area is approximately 0.45 ha. An additional
0.69 ha of non-ESA natural areas are to be preserved under the covenant within the TLC. In these areas
there are opportunities to enhance the existing ecology to offset the ESA encroachment.

All covenant ESA areas will be protected through construction to ensure that the integrity of these plant
communities is not compromised. Measures described in the DPA to prevent and mitigate any damage
to the environmentally-sensitive area include:

e Temporary or permanent fencing

Environmental monitoring during construction

Demarcation of wildlife corridors, wildlife trees, and significant trees
Restricting development activities during sensitive life-cycle times
Registration of a natural state covenant

Development is to occur in a way that minimizes damage to the ESA including the removal or
modification of native vegetation, introduction of invasive plant species, impacting root zones of trees,
and disturbing wildlife and habitat. In addition, development is to minimize the use of fill, disturbance of
soil, blasting, changing hydrology and avoid run-off of sediments and contaminants.
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Environmentally Sensitive Development Permit Area Report — Block 7, Gospel Rock, Gibsons

Figure 6: Location of ESA areas that extend into private lots (red hatch), as well as potential areas for restoration that will be protected under the covenant
with The Land Conservancy (TLC) (green hatch). The majority (6.4 ha) of the ESA will be protected under the covenant with TLC.
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6.2 Marine Shore Areas

The entirety of the marine foreshore along this property is to be protected as parkland under a natural
state covenant with The Land Conservancy (TLC) and the Town of Gibsons. This area is to be protected in
perpetuity from development, including the removal of native vegetation. This includes the nearshore
subtidal seabed, intertidal foreshore, and adjacent backshore areas. This will protect the marine shore
areas, which are considered an integral part of the marine environment. The rest of Block 7 is dry, and
no watercourses were found on site. Development of the northwestern side of the site should not
impact water flow to the ocean and therefore should not have an impact on fish habitat.

7.0 Habitat Balance & Compensation Options

The development of the 6-lot subdivision in the north east portion of the site requires that some of the
ESA be impacted. A 14m setback covenant is proposed from the back of the lots. This setback will
protect most of the ESA on the 6-lot subdivision, however, 0.05 hectares of the ESA will be impacted.

The ESA also extends within the proposed townhouse development lot that is along the eastern edge of
the development. This ESA follows a natural slope break, however some of it may be impacted by the
designation of the property line for the townhouses. This impact will be determined in detail at a later
date during detailed site planning. For the habitat balance calculation, it was assumed the entire area
may be impacted, which would lead to a loss of 0.45 ha.

There are areas on the north western edge of the site to be protected under a natural state covenant
with the TLC that are not currently considered an ESA. These areas are about 0.69 ha and can be
restored and enhanced to help compensate for any areas of ESA loss. There area also invasive plant
species that have established mostly along Gower Point Road. These can be removed and replanted with
ecologically suitable native species.

Invasive species found on site include Himalayan blackberry (Rubus armeniacus), English Ivy (Hedera
helix), Spurge laurel (Daphne laureola), Scotch broom (Cytisus scoparius) and periwinkle (Vinca minor).
These are concentrated along the road and eastern edge of the site, with English lvy growing up some of
the trees. It is recommended that an invasive species management plan be included as part of the
upcoming park management plan for the Gospel Rock development.
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Appendix A: General Environmental Construction Specifications

The Contractor shall conduct all operations in a manner which minimizes disturbances to environmental
resources, and which complies with the requirements of all authorities having jurisdiction, including
federal and provincial legislation, regulations, permits, approvals, authorizations, and guidelines
applicable to the Project. In undertaking the Work, the Contractor shall be responsible for the actions of
its agents, employees, subcontractors and everyone else engaged by or through the Contractor.
Accordingly, the Contractor shall undertake all reasonable actions to ensure that environmental
protection measures are in place and working effectively throughout all areas affected by the Project.

In the event that an activity which contravenes these Environmental Construction Specifications occurs,
the Owner may issue a Stop Work Order directing the immediate suspension of all or a portion of the
activity(ies) causing the environmental impact and may order or at the Contractor's cost undertake
remedial measures to be conducted as deemed necessary. The Contractor shall be solely responsible
for all costs of all work stoppages and/or remedial works necessary, which result from the foregoing.
The Contractor shall notify the Owner in writing, immediately upon discovery, of the existence of any
hazardous conditions, property, or equipment within or immediately adjacent to the Site. However, it
shall be the Contractor’s responsibility to take all necessary precautions against injury to the
environment and to persons or damage to property from such hazards until corrected by the
responsible party.

The Contractor shall comply with all applicable law, including all federal and provincial legislation. In the
event of a discrepancy between any of the clauses of these Environmental Construction Specifications
and the provisions of any applicable law, including any legislation, regulations, or municipal bylaws, the
more stringent provisions resulting in the higher protection of the environment, the lower discharges of
contaminants and the higher degree of environmental protection and safety shall prevail.

Impacts from construction activities to the existing riparian habitat will be minimized through the use of
best management practices (BMP) and guidelines, including those found in the following documents:

o “Users’ Guide to working In and Around Water” 2005 - B.C. Ministry of Environment
http://www.env.gov.bc.ca/wsd/water_rights/cabinet/working around water v5 2013.pdf

e “Standards and Best Practices for Instream Works” 2004 - B.C. Ministry of Water, Land and Air
Protection
http://env.gov.bc.ca/wld/documents/bmp/iswstdsbpsmarch2004.pdf

e “Land Development Guidelines for the Protection of Aquatic Habitat” 1993 - Department of Fisheries
and Oceans,
http://www.landfood.ubc.ca/sxd/9 resources/fed files/fed land development guidelines.pdf -
search=%2211.%09Land%20Development%20Gui

e Develop with Care: Environmental Guidelines for Urban and Rural Land Development in British
Columbia. 2014 - B.C. Ministry of Environment
http://www.env.gov.bc.ca/wld/documents/bmp/devwithcare/

These BMP will be implemented to avoid, limit or mitigate impacts to water quality and quantity,
aquatic and riparian habitats. The following is a summary of BMPs to be implemented that will ensure
that practices comply with legislation. These are not comprehensive, however a qualified environmental
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monitor will use adaptive management to monitor construction activities and implemented additional
measures where necessary.

Mitigation measures recommended for this project to ensure minimal or no impacts to aquatic
resources and no net loss of habitat include but are not limited to the following:

e Ensure equipment and machinery are in good operating condition (power washed), free of leaks,
excess oil, and grease. No equipment refuelling or servicing should be undertaken within 30m of any
watercourse or surface water drainage.

e All construction materials must be clean, non-eroding and non-toxic to aquatic life. Ensure that all
works involving the use of concrete, cement, mortars, and other Portland cement or lime-containing
construction materials will not deposit, directly or indirectly, sediments, debris, concrete, concrete
fines, wash or contact water into or about any watercourse. Concrete materials cast in place must
remain inside sealed formed structures.

e Any materials that inadvertently fall into the stream or the ocean must be removed immediately.

e Sediment control measures are to be put in place prior to any work activities and remain in place
until work is complete and the site is stable.

Environmental Monitoring

It is recommended that a qualified Environmental Monitor inspect, oversee, and report on the project
with respect to environmental legislation, regulatory approvals, and best management practices (BMPs).
During Construction, the Environmental Monitor will have the primary responsibility to evaluate the
effectiveness of the environmental mitigation measures to achieve compliance with the terms and
conditions of all regulatory permits, approvals, and environmental legislation. Environmental monitoring
reports will be completed to document construction activities, mitigation measures, problems
encountered, if any, and how they were managed. Following construction, the Environmental Monitor
will prepare and submit an environmental monitoring completion report.

The role of the Environmental Monitor will be to inspect, evaluate and report on the performance of the
construction activities and effectiveness of environmental control methods and mitigation measures
with respect to applicable legislation, permits and approvals, and BMPs.

The key responsibilities of the Environmental Monitor include:

e Liaison with regulatory agencies, and other key stakeholders;

e Holding a pre-construction meeting with the Contractor to review and discuss the project
approvals and the required environmental BMPs;

e Providing technical assistance on environmental matters to construction personnel and
regulatory agencies;

e Inspecting activities during construction to evaluate and report on compliance with terms and
conditions of environmental approvals and permits;

e Providing recommendations for modifying and/or improving environmental mitigation measures,
as necessary;

e Documenting construction activities by field notes and photographs;

e Suspending construction activities that are causing, or potentially causing, risk of environmental
damage;
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e Preparing factual environmental monitoring summary reports throughout the duration of
construction, to summarize activities and actions taken to minimize potential effects during each
of the construction activities;

e Monitoring levels of turbidity and/or total suspended solids (TSS) relative to criteria established
in the Land Development Guidelines for the Protection of Aquatic Habitat (25 mg/L above
background levels and 75 mg/L above background levels during storm events); and

e Monitoring levels of pH to relative to criteria established by the Canadian Council of Ministers of
the Environment for the protection of aquatic habitat.

The Environmental Monitor will have the authority to suspend construction activities if, in their opinion,
the Contractor’s actions contravene, or potentially contravene, the recommended BMPs or applicable
legislation, permits, and approvals.
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Appendix B: Statement of Limitations

This document was prepared by Diamond Head Consulting Ltd. Should this report contain an error or
omission then the liability, if any, of Diamond Head Consulting Ltd. should be limited to the fee received
by Diamond Head Consulting Ltd. for the preparation of this document. Recommendations contained in
this report reflect Diamond Head Consulting Ltd.’s judgment in light of information available at the time
of study. The accuracy of information provided by Diamond Head Consulting Ltd. is not guaranteed. This
report is valid for 6 months from the date of submission. Additional site visits and report revisions are
required after this point to ensure accuracy of the report.

Neither all nor part of the contents of this report should be used by any party, other than the client,
without the express written consent of Diamond Head Consulting Ltd. This report was prepared for the
client for the client’s own information and for presentation to the approving government agencies. The
report may not be used or relied upon by any other person unless that person is specifically named by
Diamond Head Consulting Ltd as a beneficiary of the report, in which case the report may be used by the
additional beneficiary Diamond Head Consulting Ltd has named. If such consent is granted, a surcharge
may be rendered. The client agrees to maintain the confidentiality of the report and reasonably protect
the report from distribution to any other person. If the client directly or indirectly causes the report to
be distributed to any other person, the client shall indemnify, defend and hold Diamond Head
Consulting Ltd harmless if any third party brings a claim against Diamond Head Consulting Ltd relating to
the report.
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EXHIBIT H-2
ENVIRONMENTAL IMPACT ASSESSMENT REPORT (PHASE 1C)

See attached.
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Environmentally Sensitive Development Permit Area Report — 6-Lot Subdivision, Gospel Rock, Gibsons

The following Diamond Head Consulting staff performed the site visit and prepared the report. All
general and professional liability insurance and individual accreditations have been provided below for

reference.

e —

Cassandra Cummings, R.P.Bio Mike Coulthard, R.P.Bio., R.P.F.
Biologist, Planner Senior Forester, Biologist
MSc. Biology, MSc. Planning Certified Tree Risk Assessor (46)

If there are any questions or concerns as to the contents of this report, please contact us at any time.

Contact Information

Phone: 604-733-4886

Fax: 604-733-4879

Email: cassandra@diamondheadconsulting.com, mike@diamondheadconsulting.com
Website: www.diamondheadconsulting.com

Insurance Information
WCB: # 657906 AQ (003)

General Liability: Northbridge General Insurance Corporation - Policy #CBC1935506, $5,000,000
Errors & Omissions: Lloyds Underwriters — Policy #1010615D, $1,000,000
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Environmentally Sensitive Development Permit Area Report — 6-Lot Subdivision, Gospel Rock, Gibsons
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1.0 Introduction

This property, colloquially called Gospel Rock, is one of the largest undeveloped areas in the Town of
Gibsons. Greenlane Homes is planning to protect 49% of the property through the use of park land
donations and a covenant with The Land Conservancy (TLC), and develop the other 51%. The property
will be developed in stages and includes single family homes and apartment buildings. The northeast
section of the property will be the first stage of development and will consist of a 6-lot subdivision. The
Town of Gibson’s Environmentally Sensitive Development Permit Area (DPA), which is applicable to all
residential, industrial and commercial uses, covers approximately half the property. This area overlaps
with the 6-Lot subdivision. Diamond Head Consulting Ltd. (DHC) was retained to prepare an
Environmentally Sensitive DPA Assessment for this site.

Civic address: No Address. Gospel Rock, Town of Gibsons, BC

Legal description: Block 7, District Lot 842 Plan VAP6755; PID 010-827-200
Client name: Yijin Wen

Date of site visit: February 7t", 2019

2.0 Environmentally Sensitive Development Permit Area No.2

This Development Permit Area (DPA) applies to properties that contain environmentally sensitive areas
(ESAs). The objective of this DPA as stated in the Official Community Plan (OCP) is to protect ESAs from
development. Four general areas of environmental concern were identified. The Gospel Rock property is
located within two of these. The first is described as “environmentally sensitive lands in the Gospel Rock
area, including forested lands, wildlife corridors and wetlands”. The second is “environmentally sensitive
marine shore areas”. The proposed 6-lot subdivision which is the focus of this report is located only
within the former ESA.

2.1 Douglas Fir-Arbutus Coastal Dryland Forest

This ESA is designated due to the existing unique forest type and habitat values. The natural coastal
dryland forest in steep exposed areas with poor, rocky soils comprises only 0.3% of the land are of BC,
and <5% of mature dryland forest remains undisturbed on the Sunshine Coast due to development. This
ESA was developed to protect the steeply sloped dryland forest while confining development to the
mixed coniferous-deciduous forest landward of the ESA.

The DPA also recommends the protection of eagles’ nests, scenic and cultural values, possible alligator
lizard habitat, as well as connectivity between these habitat areas and Charman Creek ravine to the
north. Currently, habitat connectivity is maintained by continuous forest cover at the western edge of
the 6-lot subdivision.

2.1.1 ESA DP Guidelines

No buildings, structures, or uses permitted on the land shall be sited within the following areas:
e Areas with grades steeper than 25% in order to protect soil cover and drainage patterns
e The area within 100 m of the eagle nest shown on schedule D
e The natural clearings shown on schedule D
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Any other development within the identified Gospel Rock sensitive areas shall be designed to:
e Avoid the removal/modification of native vegetation
e Avoid the introduction of non-native invasive vegetation
e Avoid impacts to the protected root zones of trees
e Avoid disturbance to wildlife and habitat
e Minimize the use of fill
e Minimize soil disturbance
e Minimize blasting
e Minimize changes in hydrology
e Avoid run-off of sediments and construction-related contaminants

Measures may be required to prevent and mitigate any damage to the environmentally-sensitive area,
including:

e Temporary or permanent fencing

e Environmental monitoring during construction

e Demarcation of wildlife corridors, wildlife trees, and significant trees

e Restricting development activities during sensitive life-cycle times

e Registration of a natural state covenant

3.0 Project Description

3.1 Project location

This site is located in the Town of Gibsons on the Sunshine Coast, BC. (Figure 1). This site is zoned for
Comprehensive Development Area Zone (CDA-4). The area surrounding the site consists primarily of
single-family residences and corresponding amenities, with some parkland and natural areas. There are
no known watercourses on site, however, Seaward Creek and Charman Creek are to the west and north
respectively.
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Figure 1. Project location — Gospel Rock is located in the southwestern edge of the Town of Gibsons, BC.

3.2 Construction Work Plan

Approximately 51% of the site is planned for development into a mix of single-family homes and
apartment buildings, while 49% of the site is planned to be managed as parkland either by the Town of
Gibsons (10%) or The Land Conservancy (TLC) of BC (39%). This report evaluates the location of the ESA
on a 6-lot subdivision planned for the north east corner of the site, to determine the buildable area and
areas requiring protection under the DPA.
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Environmentally Sensitive Development Permit Area Report — Gospel Rock, Gibsons

Figure 2: The proposed division of the northeast section of the site into 6-lots. The inner dotted lines represent minimum required setbacks from the lot
lines under Town of Gibsons zoning requirements and does not represent the developable area under DPA 2. Provided by Webster Engineering.
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4.0 Site Description

The site is located in the southwest corner of the Town of Gibsons. Most of the site is forested, with
some cleared pathways from the north to central site. The section of the property to be subdivided is a
forested area located on the north east edge of the site off of Gower Point Road. This road continues
south and west through the southern end of the property.

4.1 Topography

The south end of the site is located at sea level. The northwestern section of the site is at the highest
elevation, approximately 100 m ASL. This section of the site has a gentle slope, before a steep drop on
the south and east sides of the site (Figure 3). Development is planned to be concentrated on flatter
areas adjacent to Gower Point Road, as development is not permitted on slopes >25%.

Figure 3: Topography of Gospel Rock, Gibsons

4.2 Climate and Soils

This site is situated within the Coastal Western Hemlock Very Dry Maritime (CWHxm1) subzone of the
Biogeoclimatic Ecosystem Classification (BEC) System of BC. This subzone occurs at low elevations on the
mainland, between sea level to approximately 700 m. It is associated with warm, dry summers and
moist, mild winters with relatively little snowfall. Growing seasons are long, and feature water deficits
on zonal sites.

3559 Commercial Street, Vancouver B.C. V5N 4E8 | T 604-733-4886 5



The site contains exposed bedrock outcrops as well as colluvial parent materials. The soils on the 6-lot
subdivision area are generally sandy loams, with ~50-60% coarse fragments. Humus type is moder,
ranging from 3 to 6cm deep. The downslope area has moderate moisture and rich nutrient regime and is
classified as site series 05. Upslope areas on the slopes are generally thin soils over bedrock or colluvial
rocks and have low moisture and moderate nutrient regimes. These areas are a complex of 03 and 01
site series supporting a dryland forest dominated by Douglas-fir and arbutus.

4.3 Plant Communities

Plant communities are defined as units of vegetation with a relatively uniform plant species composition
and physical structure. Two distinct plant communities were identified within the study area. The first is
a Douglas-fir dominated dryland forest with scattered Arbutus located on the steep sloping west side of
the 6-lot subdivision. This forest is the type of ecosystem that is intended to be protected by the ESA.
The second is along the eastern edge of the subdivision below the toe of the slope and is a mixed
deciduous coniferous forest. The following sections detail the trees and plants found on site; however,
plant ID was limited due to snow cover during the site visit.

Figure 4: Approximate location of the Douglas-Fir Arbutus Dryland Forest Ecotype (green).
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4.3.1 Douglas Fir-Arbutus Dryland Forest

The forest stand within the ESA boundary is referred to as a Douglas-fir Arbutus Dryland Forest. Trees
have an even spatial distribution and relatively high crown-base heights. The co-dominant layer of the
canopy consists mainly of Douglas-firs (Pseudotsuga menziesii) with the presence of western redcedar
(Thuja plicata) and Bigleaf maple (Acer macrophyllum). The Intermediate layer contains mostly Douglas-
fir, with scattered western redcedar and arbutus (Arbutus menziesii). The suppressed layer is equal parts

Douglas-fir and western redcedar, with 20% arbutus. The regenerating layer consists of western

redcedar. Slopes in this area are steep with scattered bedrock outcrops and colluvial fields.

Canopy Layer

Dominant Trees

Co-Dominant Trees

Intermediate Trees

Suppressed Trees

Regeneration

Species® (% by

volume; + denotes - Cw.FdioMb. FdsCw;Ra. FdsRa;Cwy Cw
<10%)

Density (stems/ha) - 300 250 50-100 10
Tree diameter at

breast height (cm) ) 65 25-30 10

Tree height (m) - 30 20-25 8

Live crown ratio - 50 40 60

Crown closure (%)

50

Age

135

1 Species codes: Fd (Douglas-fir), Hw (western hemlock), Cw (western redcedar), Act (black cottonwood), Mb (bigleaf maple), Dr

(red alder), Pr (bitter cherry), Ra (Arbutus)

View of the dryland forest from below, facing west
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forest stand.




Understory vegetation is variable, averaging 50% coverage. Native understory vegetation in the ESA
includes: 25-50% salal (Gaultheria shallon), 2-5% Licorice fern (Polypodium glycyrrhiza), 2-5%
oceanspray (Holodiscus discolor), 2% Red huckleberry (Vaccinium parvifolium), 2-5% Sword fern
(Polystichum munitum), and 2-5% trailing blackberry (Rubus ursinus).

Licorice ferns growing on exposed rocks Sword fern

Salal, oceanspray and other native understory species

There are steep slopes along the western half of the
proposed lots.
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4.3.2 Mixed Coniferous/Deciduous Forest

The area along the eastern edge of the proposed 6-lot subdivision is a flatter, younger forest stand. It
has an uneven distribution with large canopy gaps, with evidence of hydro pruning of the stand along
the road. The co-dominant layer of the canopy consists of western redcedar, bigleaf maple, and western
hemlock (Tsuga heterophylla), with scattered Douglas-firs. Intermediate trees consist of western
redcedar, bigleaf maple, and western hemlock. The suppressed layer is composed mainly of Western red

cedars with some Bigleaf Maple. The regenerating layer consists of western redcedar.

Canopy Layer Dominant Trees Co-Dominant Trees Intermediate Trees Suppressed Trees Regeneration
Species® (% by
volume; + Cw;MbyHw;Fd, CwgMbyHw, CwsgMb; Cw
denotes <10%)
Density

1 1 2 2
(stems/ha) 50 50 00 5
Tree diameter at
breast height 65 30 10-15
(cm)
Tree height (m) 32 20 6
Live crown ratio 70 50 80
Crown closure (%) 45
Age 90

1 Species codes: Fd (Douglas-fir), Hw (western hemlock), Cw (western redcedar), Act (black cottonwood), Mb (bigleaf maple), Dr
(red alder), Pr (bitter cherry), Ep — (Paper birch), W (willow)

Understory vegetation covers ~50-60% of the ground. Invasive species are present here with higher
concentrations along the road edge. Native understory vegetation includes: 25-50% sword fern, 10-25%
oceanspray (Holodiscus discolor), 5-10% dull Oregon grape (Mahonia nervosa), 2-5% baldhip rose (Rosa
gymnocarpa), 2% hazelnut (Corylus cornuta), 2-5% red huckleberry, 2-5% salal, and 1-2% trailing
blackberry. Invasive species include 2-5% Himalayan blackberry (Rubus armeniacus), 2-5% English ivy
(Hedera helix), and 2-5% spurge laurel (Daphne laureola).

Snow coverage made it difficult to comprehensively

Representative understory species in an open area. .
P ysp P ID all understory species.

3559 Commercial Street, Vancouver B.C. V5N 4E8 | T 604-733-4886 9



View of the edge of the ESA and developable area. View of the development area, facing east

4.4 Aquatic Habitat

There are no known or found watercourses, lakes, ponds or wetlands in the 6-lot subdivision area.

4.5 Wildlife Habitat

The natural area on site continues north and connects to Charman Creek ravine. This corridor is wide
and continuous, providing a travel corridor for wildlife. A section of this connection is protected under
the ESA DPA, and is planned to be protected under development. The corridor is wide and provides a
variety of high value habitat features that supports a diversity of wildlife, including mammals and birds.

Disturbance caused by the presence of nearby residential development and well used trails should be
minimal, as they are mostly located either offsite or south of the proposed 6-lot subdivision. The wildlife
community that inhabits this area includes mostly birds and small to medium mammals that are more
tolerant of urban disturbance. Larger mammals are likely to use this area as part of a more extensive
home range.

4.5.1 Bird Species

Bird surveys were not completed during this study. However, there is a known eagle’s nest in the south
edge of the site, just north of the road. Vegetative and noise buffers from this nest are south of the
proposed subdivision. The site visit was conducted prior to the beginning of nesting season; however,
the following bird species were identified: Bald eagle, black capped chickadees, northwestern crow,
pileated woodpecker, and pacific winter wren.

The site provides terrestrial habitat for a variety of birds. A diversity of habitat features is present to
support nesting, foraging, and roosting. Bird species groups likely present include swallows,
hummingbirds, warblers, woodpeckers, flycatchers, jays, crows, chickadees, nuthatches, thrushes,
sparrows, wrens, kinglets, and finches.

4.5.2 Mammal Species

Mammal surveys were not completed during this study. The forest and shrub communities provide
habitat to support a diversity of small mammals including squirrels, voles, shrews, and mice. Medium
and large sized mammals likely to inhabit this area (as part of a larger range) include raccoon (Procyon
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lotor), skunk (Mephitis mephitis), coyote (Canis latrans), black-tailed deer (Odocoileus hemionus) and
black bear (Ursus americanus).

4.5.3 Amphibian and Reptile Species

The 6-lot subdivision site is relatively dry and does not contain any known watercourses or wetlands.
The Environmentally Sensitive DPA includes the potential for alligator lizard habitat on site. Given their
need for open, rocky spaces for basking, it is likely that if there is alligator lizard habitat it is located on
the rocky outcrops that are proposed to be protected under park and covenant designation and within
the ESA on this 6-lot subdivision.

4.5.4 Fish Species

There are no known watercourses on site; therefore, there are no fish species expected on site.

4.6 Species at Risk

The BC Conservation Data Centre (CDC) records BC’s most vulnerable vertebrate animals and vascular
plants, each of which is assigned to a provincial Red or Blue list according to their provincial
conservation status rank. Species or populations at high risk of extinction or extirpation are placed on
the Red list and are candidates for formal endangered species status. Blue-listed species are considered
vulnerable to human activity and natural events.

No known species at risk were described in the CDC database Gospel Rock; however, there is habitat for
marbled murrelet (Brachyramphus marmoratus) identified in 2014 located southwest of the site. No
other species or habitats were identified by the CDC within a 5km radius. No habitat critical for any
species at risk that is not found in the adjacent natural areas was identified during the site visit.

4.7 Invasive Species

Invasive species found in the proposed 6-lot subdivision site includes Himalayan blackberry (Rubus
armeniacus), English lvy (Hedera helix), and Spurge laurel (Daphne laureola). They are mostly
concentrated along the road and eastern edge of the site. English Ivy is growing up some of the trees
along the roadway and into the property.

The property edge along the road contains higher

. . . . . English Ivy is growing up trees near the roadway.
concentrations of invasives including blackberry. & vise gup ¥
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5.0 Protection of Environmentally Sensitive Areas

Field visits to the site by two biologists from Diamond Head Consulting refined the location of the ESA
boundary on site. This boundary generally follows the dry and sloped areas which are dominated by
Mature Douglas-fir stands. This boundary was located by GPS while in the field and flagged; however, it
has not been surveyed to confirm its location. This new boundary, along with the original ESA boundary
contained within DPA 2, is displayed in Figure 5.

Figure 5: Approximate location of the original ESA location as mapped in the OCP (pink) and the refined
boundary after field work by DHC (blue).

To meet the intent of the Town of Gibson’s ESA DPA 2, development of the 6-lot subdivision should be
contained along the roadside to the east end of the lots. To ensure the lots are developable while
protecting the majority of the ESA on site, a 14 m setback has been proposed off of the western end of
the lot (Figure 6). This area should be protected by the registration of a natural state covenant. A fence
is required to be erected at the 14 m setback, and along the southern edge of the 6-lot subdivision area
to protect the ESA from the development. This will restrict access to the ESA and reduce the likelihood
of the introduction of invasive species.

No disturbance to trees or understory vegetation should occur within the protected ESA. There is a
healthy diversity of important habitat features such as wildlife trees, woody debris, areas with dense
shrub cover, and large diameter trees. Nesting surveys are required to be completed prior to removal of
any trees on site during the nesting season (approximately March 15-September 1). Additional
protections may be required at the request of the Town of Gibsons.
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Environmentally Sensitive Development Permit Area Report — Gospel Rock, Gibsons

Figure 6: Location of the recommended 14 m ESA setback off of the rear (west) property lot line.
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6.0 Invasive Species Management

Avoiding the introduction of non-native invasive vegetation into environmentally sensitive areas is
included as a guideline in the Town of Gibsons ESDPA 2. Development of the site should be done in a
way as to limit the introduction of any new invasive species on site and manage existing invasive species
to limit their spread. Currently, the most environmentally sensitive areas, namely the dryland Douglas-fir
& Arbutus forest appear to be free of common invasive species and efforts should be made to maintain
this.

Invasive species found in the proposed 6-lot subdivision site includes Himalayan blackberry (Rubus
armeniacus), English lvy (Hedera helix), and Spurge laurel (Daphne laureola). They are concentrated
along the road and eastern edge of the site, with English Ivy growing up some of the trees. These
invasives should be removed with the development. If any of these trees are to remain, the ivy should
be cut from the base of the trees.

It is recommended that an invasive species management plan be included as part of the upcoming park
management plan for the Gospel Rock development. Briefly, mechanical removal is recommended for
all 3 species found in the 6-lot subdivision area. The most common and cost-efficient method is
manually removing the plants and the associated root structure. Above ground growth can be cut and
root structures can be dug out using a shovel or other machinery. All removed plant materials should be
properly disposed of in an appropriate green waste facility that accepts invasive vegetation. Care must
be taken during transportation to ensure that no plant or root fragments are lost, as these can spread
the plants to other areas. Follow up monitoring is strongly recommended for all removed species as
regrowth can commonly occur if some plants or roots are missed in the initial treatment.
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Appendix A: General Environmental Construction Specifications

The Contractor shall conduct all operations in a manner which minimizes disturbances to environmental
resources, and which complies with the requirements of all authorities having jurisdiction, including
federal and provincial legislation, regulations, permits, approvals, authorizations, and guidelines
applicable to the Project. In undertaking the Work, the Contractor shall be responsible for the actions of
its agents, employees, subcontractors and everyone else engaged by or through the Contractor.
Accordingly, the Contractor shall undertake all reasonable actions to ensure that environmental
protection measures are in place and working effectively throughout all areas affected by the Project.

In the event that an activity which contravenes these Environmental Construction Specifications occurs,
the Owner may issue a Stop Work Order directing the immediate suspension of all or a portion of the
activity(ies) causing the environmental impact and may order or at the Contractor's cost undertake
remedial measures to be conducted as deemed necessary. The Contractor shall be solely responsible
for all costs of all work stoppages and/or remedial works necessary, which result from the foregoing.
The Contractor shall notify the Owner in writing, immediately upon discovery, of the existence of any
hazardous conditions, property, or equipment within or immediately adjacent to the Site. However, it
shall be the Contractor’s responsibility to take all necessary precautions against injury to the
environment and to persons or damage to property from such hazards until corrected by the
responsible party.

The Contractor shall comply with all applicable law, including all federal and provincial legislation. In the
event of a discrepancy between any of the clauses of these Environmental Construction Specifications
and the provisions of any applicable law, including any legislation, regulations, or municipal bylaws, the
more stringent provisions resulting in the higher protection of the environment, the lower discharges of
contaminants and the higher degree of environmental protection and safety shall prevail.

Impacts from construction activities to the existing riparian habitat will be minimized through the use of
best management practices (BMP) and guidelines, including those found in the following documents:

e “Users’ Guide to working In and Around Water” 2005 - B.C. Ministry of Environment
http://www.env.gov.bc.ca/wsd/water rights/cabinet/working around water v5 2013.pdf

e “Standards and Best Practices for Instream Works” 2004 - B.C. Ministry of Water, Land and Air
Protection
http://env.gov.bc.ca/wld/documents/bmp/iswstdsbpsmarch2004.pdf

e “Land Development Guidelines for the Protection of Aquatic Habitat” 1993 - Department of
Fisheries and Oceans,
http://www.landfood.ubc.ca/sxd/9 resources/fed files/fed land development guidelines.pdf -
search=%2211.%09Land%20Development%20Gui

e Develop with Care: Environmental Guidelines for Urban and Rural Land Development in British
Columbia. 2014 - B.C. Ministry of Environment
http://www.env.gov.bc.ca/wld/documents/bmp/devwithcare/

These BMP will be implemented to avoid, limit or mitigate impacts to water quality and quantity,
aquatic and riparian habitats. The following is a summary of BMPs to be implemented that will ensure
that practices comply with legislation. These are not comprehensive, however a qualified environmental
monitor will use adaptive management to monitor construction activities and implemented additional
measures where necessary.
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Mitigation measures recommended for this project to ensure minimal or no impacts to aquatic
resources and no net loss of habitat include but are not limited to the following:

e Ensure equipment and machinery are in good operating condition (power washed), free of leaks,
excess oil, and grease. No equipment refuelling or servicing should be undertaken within 30m of any
watercourse or surface water drainage.

e All construction materials must be clean, non-eroding and non-toxic to aquatic life. Ensure that all
works involving the use of concrete, cement, mortars, and other Portland cement or lime-containing
construction materials will not deposit, directly or indirectly, sediments, debris, concrete, concrete
fines, wash or contact water into or about any watercourse. Concrete materials cast in place must
remain inside sealed formed structures.

e Any materials that inadvertently fall into the stream or the ocean must be removed immediately.

e Sediment control measures are to be put in place prior to any work activities and remain in place
until work is complete and the site is stable.

6.1 Environmental Monitoring

It is recommended that a qualified Environmental Monitor inspect, oversee, and report on the project
with respect to environmental legislation, regulatory approvals, and best management practices (BMPs).
During Construction, the Environmental Monitor will have the primary responsibility to evaluate the
effectiveness of the environmental mitigation measures to achieve compliance with the terms and
conditions of all regulatory permits, approvals, and environmental legislation. Environmental monitoring
reports will be completed to document construction activities, mitigation measures, problems
encountered, if any, and how they were managed. Following construction, the Environmental Monitor
will prepare and submit an environmental monitoring completion report.

The role of the Environmental Monitor will be to inspect, evaluate and report on the performance of the
construction activities and effectiveness of environmental control methods and mitigation measures
with respect to applicable legislation, permits and approvals, and BMPs.

The key responsibilities of the Environmental Monitor include:

e Liaison with regulatory agencies, and other key stakeholders;

e Holding a pre-construction meeting with the Contractor to review and discuss the project
approvals and the required environmental BMPs;

e Providing technical assistance on environmental matters to construction personnel and
regulatory agencies;

e Inspecting activities during construction to evaluate and report on compliance with terms and
conditions of environmental approvals and permits;

e Providing recommendations for modifying and/or improving environmental mitigation
measures, as hecessary;

e Documenting construction activities by field notes and photographs;

e Suspending construction activities that are causing, or potentially causing, risk of environmental
damage;

e Preparing factual environmental monitoring summary reports throughout the duration of
construction, to summarize activities and actions taken to minimize potential effects during
each of the construction activities;
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e Monitoring levels of turbidity and/or total suspended solids (TSS) relative to criteria established
in the Land Development Guidelines for the Protection of Aquatic Habitat (25 mg/L above
background levels and 75 mg/L above background levels during storm events); and

e Monitoring levels of pH to relative to criteria established by the Canadian Council of Ministers of
the Environment for the protection of aquatic habitat.

The Environmental Monitor will have the authority to suspend construction activities if, in their opinion,
the Contractor’s actions contravene, or potentially contravene, the recommended BMPs or applicable

legislation, permits, and approvals.
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Appendix B: Statement of Limitations

This document was prepared by Diamond Head Consulting Ltd. Should this report contain an error or
omission then the liability, if any, of Diamond Head Consulting Ltd. should be limited to the fee received
by Diamond Head Consulting Ltd. for the preparation of this document. Recommendations contained in
this report reflect Diamond Head Consulting Ltd.’s judgment in light of information available at the time
of study. The accuracy of information provided by Diamond Head Consulting Ltd. is not guaranteed. This
report is valid for 6 months from the date of submission. Additional site visits and report revisions are
required after this point to ensure accuracy of the report.

Neither all nor part of the contents of this report should be used by any party, other than the client,
without the express written consent of Diamond Head Consulting Ltd. This report was prepared for the
client for the client’s own information and for presentation to the approving government agencies. The
report may not be used or relied upon by any other person unless that person is specifically named by
Diamond Head Consulting Ltd as a beneficiary of the report, in which case the report may be used by the
additional beneficiary Diamond Head Consulting Ltd has named. If such consent is granted, a surcharge
may be rendered. The client agrees to maintain the confidentiality of the report and reasonably protect
the report from distribution to any other person. If the client directly or indirectly causes the report to
be distributed to any other person, the client shall indemnify, defend and hold Diamond Head
Consulting Ltd harmless if any third party brings a claim against Diamond Head Consulting Ltd relating to
the report.
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EXHIBIT I
PRELIMINARY LAYOUT APPROVAL

See attached.
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TOWN OF GIBSONS

T 604-886-2274

PO Box 340
F 604-886-9735
474 South Fletcher Road info@gibsons.ca
Gibsons BC | VON 1VO www.gibsons.ca
July 27, 2023 File: 3320-20-SD-2023-01
Michelle Fisher, Webster Engineering Ltd. via email: michelle@webstereng.net

3745 Delbrook Ave
North Vancouver V7N 374

Attention: Michelle Fisher
RE: PRELIMINARY LAYOUT ASSESSMENT (SD-2023-01) for

BLOCK 7 DISTRICT LOT 842 PLAN 6755, PID 010-827-200
(the “Subject Lands”)

Your application for preliminary review of the proposed subdivision of the Subject Lands has been
considered. This Preliminary Layout Assessment (PLA) replaces the previous three PLA’s issued
for Block 7 on July 19, 2019 (SD-2018-05), February 14, 2019 (SD-2018-09) and June 21, 2021
(SD-2021-05).

This PLA letter summarizes the additional information which must be provided and the conditions
that must be satisfied before final approval of the proposed subdivision plan will be considered.
Although the list is intended to detail all outstanding items, this letter does not constitute an approval
of the subdivision. Any matters which have been overlooked or matters which arise after the date
of this letter may result in the proposed subdivision being refused, or different or additional
information requirements or approval conditions being stipulated.

This letter shall not be considered as anything except acceptance by the Town and its Approving
Officer of the general layout of the proposed subdivision and a list of conditions for final approval of
the subdivision.

ZONING

1. All new lots created by the subdivision must conform to Zoning Bylaw No. 1065, 2007
that governs the Subject Lands. The Subject Lands are currently zoned as
Comprehensive Development Area Zone 4 (CDA-4).

DEVELOPMENT PERMITS REQUIRED

2. Geotechnical Hazard Development Permit Area No.1 —a development permit is required
prior to subdivision and site clearing within the Development Permit Area. DP-2019-06
is the Development Permit that has been issued and addresses this requirement.


mailto:michelle@webstereng.net

Covenants and reference plans identifying the hazardous areas and protecting
geotechnically hazardous areas from development will be required prior to Subdivision
Approval.

3. Environmentally Sensitive Development Permit Area No. 2 — a development permit is
required prior to subdivision and site clearing within the Development Permit Area. DP-
2019-08 is the Development Permit that has been issued and addresses this
requirement.

Covenants with associated reference plans protecting environmentally sensitive areas
from development will be required as a condition of Subdivision Approval.

4, Gibsons Aquifer Development Permit Area No. 9 — A development permit is required for
multifamily residential construction or if excavating more than 1.5m in depth within the
northeast corner of the site as shown on the image below. This appears to apply to the
proposed 6 Lots and associated infrastructure in the northeast corner of the proposed
subdivision, as shown in Figure 1 below.

]

———Chaster-Rd

Figure 1: Gibsons Aquifer Development Permit Area No. 9

5. DPA 10 — A form and character Development Permit will be required for the multi-family
residential and commercial buildings prior to Building Permit issuance. DP-2018-24
(apartment), DP-2018-25 (townhouses), and DP-2018-26 (hotel) are the form and
character Development Permits that have been issued for proposed Lots 11, 12, and
13. The works to develop these buildings must substantially start to activate the
Development Permits, otherwise they will lapse 24 months from the date they were

issued.
TREE CUTTING
6. Any tree proposed to be removed is subject to the Tree Preservation Bylaw 1282, which

requires the following:
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a) A Tree Cutting and tree replacement plan drawn to approximate scale identifying
the location, species and Diameter at Breast Height (DBH) of:

i.  Trees proposed to be Cut or Removed;
ii. Trees proposed to be Retained and protected; and
ii.  Proposed Replacement Trees
b) A Tree Removal Permit.

c) Please contact Michelle Lewis, Natural Asset Technician, via email at
mlewis@gibsons.ca for more information.

7. The storm main on east face of the site draining to Gower Point Road must be designed
to minimize the impact to this area. All trees within the area of proposed construction
must be flagged on site and shown on the utilities design submission. A site meeting
with the Director of Infrastructure Services is required to review the proposed alignment
and a tree cutting permit will be required for any trees that the Director of Infrastructure
Services agrees are necessary to remove to facilitate the subdivision.

ARCHAEOLOGY
8. This application was referred to the Skwxwii7mesh Uxwumixw (Squamish Nation) for
comment. Comments received by Skwxwu7mesh Uxwumixw will be considered by the
Approving Officer.
PLANS REQUIRED
9. Dimensioned subdivision plans are required that show:
a) lot areas;
b) lot dimensions;
c) setbacks and building envelopes that meet the CDA-4 zoning requirements;

d) locations and grades of proposed driveways; and

e) locations and grades of any rights-of-way and easements that may be
required.

10. A lot grading plan showing contour elevations, building elevations, building envelopes,
and site servicing is required.

11. Engineering design plans will be required for all services, improvements, and
easements, including a detailed cost of works estimate for the construction. These
documents shall be signed and sealed by a Professional Engineer.
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12. If a parcel being created by a subdivision fronts on a highway, the minimum frontage on
the highway must be the greater of
a) 10% of the perimeter of the lot that fronts on the highway, and
b) the minimum frontage that the local government may, by bylaw, provide.
SITE CONDITIONS
13. Minimize site grading to the greatest extent possible.
14. Retaining walls of any sort have not been considered in this review. Should site grading

necessitate retaining walls, the developer is advised that a Building Permit is required
for any retaining wall equal to or greater than 1.2 metres in height. A Building Permit
application must include a site plan, design, dewatering, Engineer's Schedule B and
Certificate of Liability Insurance for structural and geotechnical Engineers. Retaining
walls crossing multiple properties will require a maintenance covenant to ensure future
wall maintenance is established.

SERVICING - GENERAL

15.

16.

17.

18.

19.

20.

All services and frontage improvements required by the Town of Gibsons Subdivision
and Development Servicing and Stormwater Management Bylaw No. 1175, 2012 (Bylaw
1175) are to be designed, constructed and maintained at the developer’'s expense as
prescribed in Schedule A of Bylaw 1175 (the Works).

The developer shall retain a Professional Engineer who will prepare, sign and seal civil
design drawings for the Works, and provide general and resident engineering and
inspection services during construction of the Works.

It is recommended that a notification letter be hand delivered to surrounding neighbours
of the Subject Lands at least four weeks prior to the start of any construction of the
Works, including any lot clearing.

Infrastructure servicing is to be designed in such a manner to minimize the need for
public rights-of-way, where possible.

The provision of Latecomer Agreements or DCC Front-ender Agreements will be
considered as appropriate and reviewed by the Director of Infrastructure Services.

As per the Development Consultant Contribution Agreement, dated February 14, 2019,
between Town of Gibsons and Greenlane Homes Ltd. (Inc. No. 1085102), Greenlane
will reimburse the Town for expenses incurred to engage planning, engineering, and
other third-party consultants to aid the Town in processing Greenlane Development
Applications.
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Drainage

21. Stormwater management is to meet the Town’s 2018 ISMP and Bylaw 1175
requirements.

22. A stormwater management plan and an erosion and sediment control plan are required
to show how drainage will be handled on the proposed subdivision according to Town
Bylaws in terms of the quantity and quality of the stormwater. This is to be submitted
prior to lot clearing.

23. Flows to the Conservation Area must be kept approximately at predevelopment
conditions to minimize impact to the lower forest within the Conservation Area.

Water

24. The water system is to be designed and constructed to accommodate the buildout of
the Gospel Rock Neighbourhood Plan area.

25. From the water modeling provided by Urban Systems dated April 23, 2021, the following
is required prior to finalizing the civil design:

a) Conduct flow test to confirm modeled flows; and
b) Provide connection to Gower Point watermain, complete with a pressure
reducing valve, to provide looping.

26. Subject to SCRD approval, an interconnection will be required to the SCRD water main
on Chaster Road, complete with bi-directional water metering, to provide an alternative
emergency water source.

Sanitary Sewer

27. The sanitary sewer system is to be designed and constructed to accommodate the
buildout of the Gospel Rock Neighbourhood Plan area.

28. Individual sanitary sewer service connections are required for each lot and must be
designed and constructed according to Sanitary Sewer Regulation Bylaw No. 1194,
2014.

29. If a lead-lag pump design is being contemplated for the lift stations, a standby pump and
chamber will be required.

30. The lift stations will need to be connected to the Town’s SCADA system via fiber optics
to communicate levels, alarms and other information that the Director of Infrastructure
deems appropriate.

31. Detailed calculations, including volumes per cycle and number of cycles per hour, will
need to be provided for the lift stations to determine if any upgrades or modifications are
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required to the headworks or to other components of the Wastewater Treatment Plant
(WWTP).

32. Detailed analysis and calculations will be required to ensure that appropriate flow rates
for the current proposal as well as future build out can be accommodated with the Shaw-
Inglis connector force main.

Roads

33. Modifications to the Town’s standard cross-section for Gower Point Road will be
required to accommodate pedestrians and cyclists while minimizing impact to the
existing topography.

34. Pursuant to Section 75(1)(c) of the Land Title Act, ensure access to the ocean by
highway is provided.

35. Chaster Road between the northwest corner of the subject property and the east end of
the existing two-lane section of Chaster just west of the Town boundary must be
upgraded and adequately drained to provide a minimum six metre paved width for
vehicles, plus accommodation for pedestrians. The standard for construction of this
access need not meet the requirements of Bylaw 1175; however, all road construction
must be to MMCD standards and specifications.

36. An emergency access shall be provided. If it is the intention of the developer to construct
and use the future Shaw/Inglis connector for this purpose, the access must be gated at
both ends until such time as the connector road is paved.

37. Roads E and F are not required to be paved. Road ends must be gated.
38. Roads E and F may be constructed within 20m width Town right of ways or a blanket
right of way, rather than road dedications to facilitate future realignment of these roads,

if necessary, when Block 6 develops.

39. Chaster Road fronting Block 7 must be designed and constructed to Bylaw 1175
standards.

40. Quinn Place is under provincial (MOTI) jurisdiction. Any reliance on this road dedication
for access or utilities will require the Ministry’s approval.

41. Roads within Block 7 are to be designed and constructed in a manner to minimize cuts
and fills.
42. Fill slopes are to be covered with a minimum of 300 mm of topsoil or other appropriate

growing medium and planted with appropriate native species.
43. Accommodation for Canada Post community mailboxes is required.

Hydro and Telecommunications
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44.

45.

Hydro and telecommunication servicing for this development are to be installed
underground as per Bylaw 1175.

Provision of fiber optics is required for any SCADA connections.

Servicing Agreement and Fees

46. Once the Director of Infrastructure Services has accepted the sealed civil design
drawings and an Estimated Cost of Works, Town staff will prepare a servicing
agreement (the “Servicing Agreement”) and a project summary of the administration and
inspection fees and security deposit requirements related to the Works.

47. The developer must sign and submit the Servicing Agreement and required security
deposit in the form prescribed by Bylaw 1175.

48. The developer must pay the administrative and inspection fees related to the Works, as
outlined in the project summary by Town staff, when the Servicing Agreement is signed.

49. Payment must be made by the developer to the Town of any property taxes due and
owing on the date the subdivision plan is tendered for approval.

ADDRESSING

50. The developer is responsible for arranging for a civic address to be assigned to any new
lots or units. The SCRD manages the assignment of civic addressing.

51. Town Council will assign street names; however, the developer may submit suggestions

and requests for Council consideration.

DEVELOPMENT AGREEMENT TERMS

52.

All terms of the Covenant CA7052234 apply to the development of the Subject Lands,
and the developer will comply with all terms contained therein prior to or concurrently
with the deposit of the approved Phase 1 subdivision plan, including but not limited to:

(a) granttothe Town arestrictive covenant which establishes any building specifications
that are required by the Wildland Fire Protection Plan; (2.12 of Covenant)

(b) grant to the Town no build covenants over any portion of the Lands, if the
development of that portion of the Lands would cause the number of residential units
within the Gospel Rock Neighbourhood Plan area to exceed 250 residential units
prior to the construction and putting into service of the Road Extension as defined in
the Covenant; (3.2 and 3.3 of Covenant)

(c) A costanalysis is to be provided for the annual operation, maintenance and life cycle
costs of the proposed sanitary sewer, storm sewer and water infrastructure. If the
Approving Officer determines that the cost to the Town of operating and maintaining
these works would be excessive, the developer may petition Council to create a local
area service to enable the Town to recover some or all the cost of the operation and
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maintenance of the works through a local service tax applicable only to the lots in
the subdivision plan. The local service area petition would have to be provided to
the Town’s Corporate Officer and certified as sufficient prior to the approval of the
subdivision plan. (4.2.2 of Covenant)

(d) Prior to or concurrently with the deposit of the approved Phase 1 Subdivision Plan,
(4.3.1 of Covenant)

i. Complete the park dedications, including Gospel Rock Waterfront, Cross
Rock and Little Africa parks, as shown on Schedule A to the Covenant;

i. Develop a Parks and Open Space Plan for the Lands (the “Parks Plan”) in
consultation with the Town and to the satisfaction of the Director of
Infrastructure Services, which includes:

1. trail locations for all trails shown on Schedule C to the Covenant;

2. trail alignment and design specifications, including cross-section
designs, for all trails shown on Schedule C;

3. location and design of signage for parks shown on Schedule A and
for all trails shown on Schedule C;

4. park improvements, including public art; and
5. location, design, and maintenance provision for a public washroom.

iii. Register atthe Land Title Office the required instruments, which may include
no build covenants, statutory rights-of-way, or conservation covenants, to
preserve the portion of the Lands indicated as “Phase 1 Greenbelt” on
Schedule A to the Covenant, to the satisfaction of the Director of Planning;
and

iv. Undertake measures recommended in geotechnical reports, or otherwise
recommended by qualified professionals, and to the satisfaction of the
Director of Planning, to manage development that is subject to natural
hazards and not addressed in the development permit referenced in item 2
of this letter, including the granting of covenants restricting or prohibiting
construction on such lands.

53. The requirement in the Covenant for a contribution to Road Extension Costs is
inapplicable in view of the adoption of DCC Bylaw 1218-01.

54, In addition to the cost analysis described in s. 4.2.2 of the Covenant and item 52(c)
above, the developer must provide a similar cost analysis for the annual operation,
maintenance and life cycle costs of the parks and trails described in item (d). If the
Approving Officer determines that the cost to the Town of operating and maintaining
these facilities would be excessive, the developer may petition Council to create a local
area service to enable the Town to recover some or all of the cost of the operation and
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55.

maintenance of the facilities through a local service tax applicable only to the lots in the
subdivision plan. The local service area petition would have to be provided to the Town’s
corporate officer and certified as sufficient prior to the approval of the subdivision plan,
and may be combined with the petition related to the cost for water, sewer and drainage
infrastructure.

In addition to the cost analysis described in s. 4.2.2 of the Covenant and item 52(c)
above, the developer must provide a similar cost analysis for the annual operation,
maintenance and life cycle costs of the roads and sidewalks. If the Approving Officer
determines that the cost to the Town of operating and maintaining these facilities would
be excessive, the developer may petition Council to create a local area service to enable
the Town to recover some or all of the cost of the operation and maintenance of the
facilities through a local service tax applicable only to the lots in the subdivision plan.
The local service area petition would have to be provided to the Town’s corporate officer
and certified as sufficient prior to the approval of the subdivision plan, and may be
combined with the petition related to the cost for water, sewer and drainage
infrastructure.

DOCUMENTATION FOR FINAL APPROVAL

56.

57.

58.

59.

60.

The following plans are required according to the requirements of Bylaw 1175:

a) Subdivision plan dedicating the required highway area prepared by a B.C.
Land Surveyor;

b) Subdivision plan of the approved layout prepared by a B.C. Land Surveyor;
and

c) Digital copy of subdivision plans.

An original current Certificate of Title must be submitted at the time of application for
final approval.

Copies of all covenants and reference plans to be registered with the subdivision.
The developer shall provide the Town with a Letter of Undertaking from their solicitor to
ensure the registration of all necessary documents is completed concurrently with the

final subdivision registration.

The subdivision must be registered and a certificate of substantial completion issued for
all municipal infrastructure prior to receiving a Building Permit.

This preliminary assessment is based on the review of the information provided by the developer
and known to the Approving Officer at the time of issuance. Previously unknown facts or
circumstances coming to the Approving Officer’s attention before the subdivision plans are
submitted for final approval may cause the Approving Officer to reconsider the proposal. The
developer must advise the Approving Officer of any changes in conditions or circumstances material
to the application prior to the final application being submitted.
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This preliminary assessment does not relieve the applicant of the responsibility to obtain all other
necessary permits, certificates, licenses and other approvals from the Town and other government
or regulatory agencies having jurisdiction.

The conditions noted in this PLA are valid until July 27, 2024. Notwithstanding this, the PLA may
be revoked or amended by the Approving Officer during that period. Following the expiry date, an
application for a new PLA must be made if the subdivision has not been finally approved and the
developer wishes to have the continued benefit of an unexpired preliminary assessment.

Sincerely,

Lesley-Anne Staats, MCIP, RPP
Approving Officer

Attachments: Subdivision Plan, CDA-4 Zone

cc Owner via email jiyan3669@gmail.com;
Trevor Rutley, Director of Infrastructure Services;
Michelle Lewis, Natural Asset Technician;
Ryan Desrochers, Project Coordinator;
Marci Beacham Fuller, Development Coordinator;
Jason Knowles, Chief Building Official
planning@gibsons.ca
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EXHIBIT J
FORM OF CONTRACT OF PURCHASE AND SALE

See attached.
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Lot No. Phase 1

TOUCHSTONE AT GOSPEL ROCK
CONTRACT OF PURCHASE AND SALE

(SINGLE FAMILY HOME SITES)

THIS CONTRACT is dated for reference , 2024 (the “Reference Date”).
“Vendor” TLI LIMITED PARTNERSHIP
971 Venture Way
Gibsons, B.C.
VON 1V7
“Purchaser” Full Name: Full Name:
Address: Address:
Tel: (W): Tel: (W):
Tel: (C): Tel: (C):
E-mail: E-mail:
Occupation/Principal Business: Occupation/Principal Business:
Canadian Citizen/Permanent Resident: Canadian Citizen/Permanent Resident:
O Yes / ONo O Yes / ONo
(Country of Citizenship/Residency) (Country of Citizenship/Residency)
Passport / ID No. Passport / ID No.
Date of Birth: Date of Birth:
Tax Identification Number ( SIN,  TTN, Tax Identification Number ( SIN,  TTN,
ITN, BNor TN) ITN, BNor TN)

*If the Purchaser is a corporation, then a copy of the corporate record which sets out the power to bind
the corporation (such as a certificate of incumbency, the articles of incorporation or the bylaws of the
corporation that set out the officers duly authorized to sign on behalf of the corporation) must be
provided to the Vendor within 30 days of the Vendor’s acceptance of this offer.

“Property” Proposed Subdivision Lot in “Single Family Home Sites — Touchstone at Gospel Rock” (the
“Development”), substantially as shown on the phase 1_____ preliminary subdivision plan (the
“Preliminary Plan”) attached as an exhibit to the Disclosure Statement (as defined in section 1.05) to
be formed from the subdivision of those lands and premises located in the Town of Gibsons and
currently legally described as Parcel Identifier: 010-827-200, Block 7, District Lot 842, Plan 6755
(the “Lands”).

“Purchase Price” §$ . The
Purchaser acknowledges and agrees that the Purchase Price is exclusive of applicable taxes,
including goods and services tax (“GST”) or any other federal or provincial sales, service, value
added, transition or other tax (as set out in further detail in section 14 of Schedule A hereto).

In this Contract, “Phase 1A”, “Phase 1B”, “Phase 1C”, and “Subdivision Phases” will have the meaning given to those
terms in the Disclosure Statement.

INITIALS

Purchaser Purchaser Vendor
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Lot No. Phase 1

1.01 Offer. The Purchaser hereby offers to purchase the Property from the Vendor for the Purchase Price and upon the
terms set forth herein subject to the encumbrances (the “Permitted Encumbrances”) referred to in the Disclosure Statement.
The Purchaser acknowledges that he, she or it is purchasing a Property which is a vacant lot.

1.02 Deposit. The Purchaser will pay deposits to “Terra Law Corporation, in trust” to be held
by them as trustee in accordance with the Real Estate Development Marketing Act (“REDMA”) as
follows:

a. adeposit (the “First Deposit”) of $10,000.00 payable forthwith upon the
Acceptance Date (as defined below); $__10,000.00

b. afurther deposit (the “Second Deposit”) in the amount which when added to the
First Deposit is equal to 10% of the Purchase Price, payable on or before the
Purchaser’s Condition Date (as defined in Section 12 of Schedule A hereto),
provided that the Purchaser does not terminate the Contract pursuant to Section
12; and $

c. afurther deposit (the “Third Deposit”) of an additional 5% of the Purchase Price
payable on or before the date that is the later of: (i) ten (10) days after receipt by
the Purchaser of the Financing Amendment (as defined in Section 26 of Schedule
A hereto); and (iii) six (6) months after the Acceptance Date. $

The First Deposit, the Second Deposit and the Third Deposit are collectively, the “Deposit” and constitutes a total of 15%
of the Purchase Price.

The Purchaser will pay the balance of the Purchase Price, subject to adjustments described herein, on the Completion
Date (as defined in section 1 of Schedule A hereto). All instalments of the Deposit shall be made by certified cheque,
bank draft or wire transfer only and may not be made by cash, cheque, money order, direct deposit or credit card. Any
interest earned on the Deposit shall be for the account of the Vendor.

1.03 Tax Residency. The Purchaser certifies to the Vendor that the Purchaser is not a INITIALS

non-resident of Canada within the meaning of the Income Tax Act (Canada).

1.04 Completion, Possession and Adjustment Dates. See Schedule A attached | pyrchaser | Purchaser | Vendor

hereto.

1.05 Receipt of Disclosure Statement. The Purchaser acknowledges that the INITIALS

Purchaser has received a copy of the disclosure statement dated June 27, 2024 (the
“Initial Disclosure Statement”) for the Development including all amendments thereto, if
any, filed up to the date hereof (collectively, the “Disclosure Statement”) and has been Purchaser | Purchaser | Vendor

given a reasonable opportunity to read the Disclosure Statement prior to entering into this Contract and the execution by
the Purchaser of this Contract (as defined in section 1.07 of this Contract) will constitute a receipt in respect thereof. The
Purchaser acknowledges that the information in section 7.2 of the Disclosure Statement regarding this Contract has been
drawn to the Purchaser’s attention.

1.06 Electronic Delivery of Disclosure Statement and Amendments. To the INITIALS

extent that the Vendor provided a copy of the Initial Disclosure Statement or a copy of any
or all of the Amendments (as defined in section 25 of Schedule A hereto) to the Purchaser
by electronic means, including, without limitation, by e-mail to the e-mail address of the Purchaser | Purchaser | Vendor

Purchaser set out on page 1 hereof, the Purchaser hereby consents to such delivery by electronic means. The
Purchaser hereby acknowledges and agrees that the Vendor may, in its discretion, deliver a copy of any amendment to
disclosure statement which is filed in respect of the Disclosure Statement, to the Purchaser by electronic means,
including, without limitation, by e-mail to the e-mail address set out on page 1 hereof, and the Purchaser hereby consents
to such delivery by electronic means.

1.07 Acceptance. The Purchaser’s offer herein will be open for acceptance by the Vendor on presentation until
11:59 p.m. on , 2024 and upon acceptance by the Vendor signing a copy of this
offer, there will be a binding agreement of sale and purchase (the “Contract”) in respect of the Property for the Purchase
Price, on the terms and subject to the conditions set out herein.

[remainder of page intentionally left blank, signature page follows]

INITIALS

Purchaser Purchaser Vendor
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Lot No. Phase 1

THE TERMS AND CONDITIONS ATTACHED HERETO AS SCHEDULE A ARE PART OF THIS CONTRACT. READ
THEM CAREFULLY BEFORE YOU SIGN.

THE PURCHASER HAS EXECUTED THIS CONTRACT THIS DAY OF , 2024.
WITNESS: PURCHASER(S):
WITNESS: PURCHASER(S):

VENDOR’S ACCEPTANCE: The Vendor hereby accepts the Purchaser’s offer to purchase contained herein this
day of , 2024 (the “Acceptance Date”).

TLI LIMITED PARTNERSHIP
by its general partner, GREENLANE HOMES
LTD.

By:

Authorized Signatory

INITIALS

Purchaser Purchaser Vendor
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Lot No. Phase 1

SCHEDULE A

1. Completion Date. The Purchaser will pay the balance of the Purchase Price, as adjusted in accordance with
this Contract, by way of a SOLICITOR'S CERTIFIED TRUST CHEQUE, BANK DRAFT or WIRE TRANSFER by
3:00 p.m. on the completion date (the “Completion Date”) which will be the date identified by written notice (the
“Completion Notice”) given by the Vendor or Terra Law Corporation (the “Vendor’s Solicitors”) to the
Purchaser or the Purchaser's solicitors/notary (the “Purchaser's Solicitors”) as the date on which the Property
is or will be ready to be transferred to the Purchaser, provided the Vendor or the Vendor's Solicitors will give not
less than ten (10) Business Days’ notice thereof. Whether the Property is ready to be transferred refers to the
Property and not any other Property within the Development and the Property will be deemed to be ready to be
transferred on the Completion Date if the New Westminster Land Title Office (the “LTO”) has issued a separate
title for the Property. If the Completion Date is not a Business Day, the Completion Date shall be the
immediately following Business Day. The notice of the Completion Date delivered from the Vendor or the
Vendor's Solicitors to the Purchaser or the Purchaser's Solicitors may be based on the Vendor's estimate as to
when title to the Property will be issued. If title to the Property is not issued on the Completion Date so
established, then the Vendor may delay the Completion Date from time to time as required, by written notice of
such delay to the Purchaser or the Purchaser's Solicitors. If the Completion Date has not occurred by the
following applicable date (each an “Outside Date”):

(a) if the Property is in Phase 1A: June 30, 2027,
(b) if the Property is in Phase 1B: December 31, 2027; or
(c) if the Property is in Phase 1C: June 30, 2028,

then either party may, by written notice to the other party, cancel this Contract at any time after the Outside Date
and prior to the Completion Notice being received by the Purchaser, and the Deposit (excluding interest
thereon) will be returned to the Purchaser and, effective as of the date of receipt of such notice by the party to
which it was given, this Contract will be null and void and both parties will be released from all of their
obligations hereunder, provided that:

(d) if the Vendor is delayed from completing installation of utilities and services to the Property as a result
of earthquake, flood or other act of God, fire, explosion, terrorism or accident, howsoever caused, act
of any governmental authority, strike, lockout, inability to obtain or delay in obtaining labour, supplies,
materials or equipment, delay or failure by carriers or contractors, breakage or other casualty, climactic
condition, pandemic or epidemic, interference of the Purchaser, or any other event of any nature
whatsoever beyond the reasonable control of the Vendor, then the Vendor may, at its option,
exercisable by written notice to the Purchaser, in addition to any extension pursuant to subsection 1(e)
of this Schedule A and whether or not any extension described in subsection 1(e) of this Schedule A
has been exercised, elect to extend the applicable Outside Date by a period equivalent to such period
of delay; and

(e) the Vendor may, from time to time, at its option, exercisable by written notice to the Purchaser, in
addition to any extension pursuant to subsection 1(d) above and whether or not any extension
described in subsection 1(d) above has been exercised, elect to extend the Outside Date for three (3)
periods of up to 120 days for each such extension period.

The Purchaser acknowledges that the estimated date range for completion set out in the Disclosure Statement
(the “Estimated Completion Date Range”) has been provided by the Vendor as a matter of convenience only,
is not meant to be legally binding upon the Vendor and that the actual Completion Date will be established in the
manner set out above. The Estimated Completion Date Range may vary based on various factors and may be
revised to advance or delay it from time to time without compensation to the Purchaser. For clarity, the
Purchaser acknowledges and agrees that the actual Completion Date may occur on a date before or after the
Estimated Completion Date Range and the Purchaser agrees to complete the purchase of the Property on the
Completion Date as established in accordance with this Contract regardless of the amount of time between the
actual Completion Date and the Estimated Completion Date Range. The Purchaser acknowledges and agrees

INITIALS
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Lot No. Phase 1

that its decision to enter into and to perform the terms of this Contract is not predicated upon whether the actual
Completion Date occurs before, within or after the Estimated Completion Date Range.

2. Conveyance.

(a) The Purchaser will cause the Purchaser's Solicitors to prepare and deliver to the Vendor's Solicitors at
least five (5) days prior to the Completion Date a vendor’s statement of adjustments and a Form A
Freehold Transfer (the “Transfer”) for the Property. The Vendor will execute and deliver the Transfer
and the statement of adjustments, to the Purchaser's Solicitors on or before the Completion Date, on
the condition that, forthwith upon the Purchaser's Solicitors obtaining a post registration index search
from the LTO indicating that, in the ordinary course of LTO procedure, the Purchaser will become the
registered owner of the Property (subject only to the Permitted Encumbrances and charges for which
the Purchaser is responsible), the Purchaser will cause payment of the adjusted balance of the
Purchase Price due on the Completion Date to be made by the Purchaser's Solicitors to the Vendor's
Solicitors. The transfer of the Property will also be subject to the Vendor's financing arranged in
connection with the Development and/or any builders' lien claims provided that the Vendor's Solicitors
undertake to clear title to the Property of all encumbrances related to such financing and such builders'
liens claims within a reasonable period of time after receiving the balance of the Purchase Price due on
the Completion Date.

(b) If the Purchaser is relying upon a new mortgage to finance the Purchase Price, the Purchaser, while
still required to pay the Purchase Price on the Completion Date, may wait to pay the Purchase Price to
the Vendor until after the Transfer and new mortgage documents have been lodged for registration in
the LTO, but only if, before such lodging, the Purchaser has: (i) made available for tender to the
Vendor that portion of the Purchase Price not secured by the new mortgage; and (ii) fulfilled all the new
mortgagee's conditions for funding except lodging the mortgage for registration; and (iii) made
available to the Vendor a solicitor'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.
3. Deposit. The Deposit shall be dealt with as follows:
(a) the Deposit, or any portion thereof, when received, will be deposited by the Vendor’s Solicitors in an

interest bearing trust account and any interest earned on the Deposit will, in all cases, accrue to the
benefit of the Vendor and will not be applied on account of the Purchase Price;

(b) the Vendor and the Purchaser agree that the total amount of the Deposit (including all portions thereof,
whether paid or unpaid) together with interest thereon constitutes a genuine pre-estimate of the
damages the Vendor will suffer as a result of the Purchaser’s failure to pay any portion of the Deposit
when required hereunder or failure to complete the purchase of the Property in default of its obligations
hereunder. If the Purchaser fails to pay any portion of the Deposit when required hereunder or fails to
complete the purchase of the Property in default of his, her or its obligations hereunder, then subject to
subsection 8(b) of this Schedule A, the Vendor may elect to terminate this Contract and, in such event,
the portion of the Deposit that has been paid together with interest thereon will be absolutely forfeited
to the Vendor as liquidated damages, without prejudice to any other remedy which the Vendor may
have in respect of the Purchaser’s default including, without limitation, the right of the Vendor to pursue
the Purchaser for any unpaid balance of the Deposit and to seek additional damages; and

(c) if the Vendor fails to complete the sale of the Property in default of its obligations hereunder, then the
paid portion of the Deposit will be returned to the Purchaser as the Purchaser’s sole remedy and the
Purchaser will have no further claims against the Vendor.

In addition, the Purchaser acknowledges and agrees that:

(d) any payment made by the Purchaser that is returned for non-sufficient funds will be subject to a service
charge equal to the amount charged by the applicable financial institution plus any reasonable
administrative fee to be charged by the Vendor or the Vendor’s Solicitors;

INITIALS
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(e) the Vendor may appoint replacement solicitors for the Vendor’s Solicitors and/or cause any portion of
the Deposit that has been paid and any subsequent payments on account of the Deposit, together with
all interest accrued thereon, to be transferred to the trust account of such replacement solicitors or
another trustee (as defined in REDMA), in either case upon written notice to the Purchaser; and

(f) the Purchaser acknowledges and agrees that, in accordance with Section 19 of REDMA, the Vendor
may enter into a deposit protection contract (the “Deposit Protection Contract”) with an approved
insurer, pursuant to which the deposits paid by purchasers of lots in the Development, including the
Deposit, are insured and, as such, may be released, in whole or in part, to the Vendor and used by the
Vendor for purposes related to the Development, including the construction (including servicing) and
marketing thereof. Upon the release of the Deposit or any portion thereof to the Vendor in accordance
with the Deposit Protection Contract, the provisions of this Contract shall be deemed to have been
amended accordingly. The Purchaser acknowledges that from and after the release of the Deposit or
any portion thereof pursuant to a Deposit Protection Contract, no further interest will be earned on the
amount so released.

4. Adjustment. The Purchaser will assume and pay all taxes, rates, assessments and other charges and will be
entitled to receive all income relating to the Property from and including the Completion Date and all
adjustments, both incoming and outgoing of whatsoever nature in respect of the Property, will be made as of
12:01 a.m. PST on the Completion Date and the balance of the Purchase Price due on the Completion Date will
be adjusted accordingly. If the amount of any such taxes, rates or assessments has been levied in respect of
the Lands or portion thereof, then the amount applicable to the Property will be prorated based on the size of
the Property in relation to the Lands.

5. Risk.

(a) The Property and all other items included in the purchase contemplated herein will be and remain at
the risk of the Vendor until 12:01 a.m. PST on the Completion Date and after that time the Property
and all other items included in the purchase contemplated herein will be at the risk of the Purchaser. In
the event of material damage to the Property and/or the Development as determined by the Vendor
occurring before the passage of risk to the Purchaser, the Vendor may, at the Vendor’s option,
terminate this Contract by delivering written notice to the Purchaser or the Purchaser’s Solicitor. In the
event the Vendor does not cancel this Contract pursuant to this subsection 5(a) the Purchaser will
complete the purchase on the Completion Date. For the purpose of this subsection 5(a), “material
damage” means loss or damage to or destruction of the Property and/or the Development to such an
extent that, in the reasonable opinion of the Vendor, the repair thereof cannot be substantially
completed within 120 days.

(b) If this Contract is terminated in accordance with subsection 5(a) of this Schedule A, this Contract will
be null and void effective as of the day the Vendor delivers notice of termination to the Purchaser or
the Purchaser’s Solicitors and the Vendor will return to the Purchaser that portion of the Deposit paid
by the Purchaser pursuant to this Contract up to the date of such termination. The Purchaser
acknowledges and agrees that it is signing this Contract under seal and that the Purchaser will not
have any right to revoke his, her or its offer herein while this Contract remains subject to the foregoing
termination rights in favour of the Vendor. The Purchaser acknowledges and agrees that the Vendor
will not be liable for any damages or costs whatsoever incurred by the Purchaser resulting from any
such termination including, without limitation, relocation costs, professional fees and disbursements,
opportunity costs, loss of bargain, damages and/or costs resulting from hardship or any other damages
or costs incurred by the Purchaser, directly or indirectly, and that this provision will constitute a
complete defence to any claim that may be made against the Vendor by the Purchaser in respect of
the Vendor’s termination of this Contract and any matter associated therewith.

(c) In the event of any damage to the Property and/or the Development occurring after the passage of risk
to the Purchaser as a result of any natural or manmade disaster, including without limitation, fire, water
damage, subsidence, infestation, explosion or accident, howsoever caused, flood, earthquake, act of
God, climatic conditions or terrorist attack, the Purchaser hereby waives any claim it has or ever may
have against the Vendor in respect of such damage. This waiver does not merge on the Completion
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Date and may be pleaded by the Vendor as a complete defence to any claim made by the Purchaser in
this regard.

6. Possession. So long as the Purchase Price and all other amounts payable by the Purchaser to the Vendor in
respect of the Property have been paid in full in accordance with section 2 of this Schedule A, the Purchaser will
have vacant possession of the Property on the day following the Completion Date (the “Possession Date”).

7. Builders’ Lien Holdback. That portion, if any, of the balance of the Purchase Price required by law to be held
back by the Purchaser in respect of builders' lien claims (the “Lien Holdback”) will be paid to the Vendor's
Solicitors on the Completion Date. The Lien Holdback will be held in trust for the Purchaser pursuant to the
Builders Lien Act (British Columbia) solely in respect of lien claims registered in the LTO in connection with work
done at the behest of the Vendor. The Vendor's Solicitors are authorized to invest the Lien Holdback in an
interest bearing trust account and to pay to the Vendor (or as directed by the Vendor), on the earlier of (i) the
date on which the time for filing a claim of lien under the Builders Lien Act (British Columbia) expires; and (ii) the
date which is 55 days after the date that the balance of the Purchase Price becomes due as aforesaid, the Lien
Holdback plus interest, if any, accrued thereon, less the amount of any builders' lien claim filed against the
Property of which the Purchaser or the Purchaser's Solicitors notify the Vendor's Solicitors in writing by 1:00
p.m. on that day. The Purchaser hereby authorizes the Vendor and the Vendor's Solicitors to do all things
necessary to discharge any builders' liens, including bringing court proceedings in the name of the Purchaser,
provided that any such proceedings will be at the sole expense of the Vendor.

8. Time is of the Essence. Time will be of the essence hereof and unless all payments on account of the
Purchase Price, together with adjustments thereto as provided herein, and all other amounts payable hereunder
are paid by the Purchaser when due, then the Vendor may, at its option:

(a) terminate this Contract by written notice to the Purchaser and, in such event, the portion of the Deposit
that has been paid and all interest accrued thereon will be absolutely forfeited to the Vendor as
liquidated damages, the parties agreeing that the total amount of the Deposit (including all portions
thereof, whether paid or unpaid) together with interest thereon constitutes a genuine pre-estimate of
the damages the Vendor will suffer as a result of the Purchaser’s failure to pay, when due, any
payment on account of the Purchase Price, together with adjustments thereto as provided herein, or
any other amounts payable hereunder, without prejudice to the Vendor’s other remedies including,
without limitation, the right of the Vendor to pursue the Purchaser for any unpaid balance of the
Deposit and to seek additional damages and, subject to the provisions of REDMA, the Vendor’s
Solicitors are hereby irrevocably authorized and directed by the Purchaser to pay the amount held by
them and such interest as may have accrued thereon to the Vendor upon written demand therefor by
the Vendor; or

(b) elect to extend the date for payment or the Completion Date, as applicable, to a certain date
determined by the Vendor, time to remain of the essence hereof and subject to the Vendor’s right in its
sole discretion, to grant further extensions to a certain date each time, in which event the Purchaser
will pay to the Vendor, in addition to the Purchase Price, interest on the unpaid portion of the Purchase
Price and other unpaid amounts payable hereunder at the rate of 2% per month (approximately 27%
per annum), calculated daily and compounded monthly not in advance, from the date upon which such
portion and amounts were due to the date upon which such portion and amounts are paid.

The Vendor may cancel this Contract pursuant to subsection 8(a) of this Schedule A or grant one or more
further extensions pursuant to subsection 8(b) of this Schedule A, at any time after extending the date for
payment or the Completion Date, as the case may be, pursuant to subsection 8(b) of this Schedule A if the
Purchaser fails to make such payment or complete the purchase of the Property, as the case may be, in
accordance with this Contract on or before such extended date.

9. Construction.

(a) The Vendor will complete the installation of water, sanitary sewer and storm sewer services, and ducts
for the provision of electricity, natural gas, fibre optic and telephone services (or equivalent) to the lot
lines of the Property by the Completion Date subject to section 1 of this Schedule A. The Purchase
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Price does not include any buildings, structures or improvements on the Property, which are to be
constructed at the Purchaser’s sole expense.

(b) The Purchaser acknowledges that there are no construction, manufacturer or other warranties,
conditions, or guarantees, whether collateral, implied by law (statutory or otherwise), provided by the
Vendor in connection with the Property.

(c) The Purchaser acknowledges that the Vendor may from time to time, in its sole discretion, make any
changes to the Property or the Development as may be required by any governmental authority
including the Town of Gibsons (the “Town”), and all without notice or compensation to or consent from
the Purchaser.

(d) The Purchaser acknowledges and agrees that the Purchaser has no right to request and the Vendor is
not obligated to make any customized changes to the Property.

10. Service Facilities. The Purchaser acknowledges that the Development will include service facilities and
equipment required in connection therewith such as transformers, power conduits, and other such facilities and
equipment (the “Service Facilities”). The Service Facilities will be located within the Development as required
by the Town or recommended by the Vendor’s consultants. The Purchaser acknowledges and agrees that the
current plans for the Development may not indicate the location of all the Service Facilities and that the Vendor
reserves the right to relocate, add or delete all or a portion of the Service Facilities as deemed necessary by the
Vendor, without compensation to the Purchaser. The Purchaser further acknowledges that certain Service
Facilities may be located on or within the Property. As a result, such Service Facilities may obstruct views, sight
lines or light. As well, noise, vibration, light and/or odours emanating from such Service Facilities may be
perceptible by the occupants of the Property. The Purchaser hereby waives any claim it has or may have
against the Vendor and the Registered Owner, as the case may be, in respect of such obstructions or nuisances
emanating from such Service Facilities.

1. Entire Contract/Representations. The Purchaser acknowledges and agrees that this Contract constitutes the
entire agreement between the parties with respect to the sale and purchase of the Property and supersedes any
prior agreements, negotiations or discussions, whether oral or written, of the Vendor and the Purchaser including
any purchase and sale agreement between any predecessor of the Vendor and the Purchaser, and that there are no
representations, warranties, conditions or collateral contracts, expressed or implied, statutory or otherwise, or
applicable hereto, made by the Vendor, its agents or employees, or any other person on behalf of the Vendor,
other than those contained herein and in the Disclosure Statement, including, without limitation, arising out of
any sales brochures, models, websites, representative view sets, showroom displays, models, features or
displays in the presentation centre or any model home, photographs, illustrations or renderings, or other
marketing materials, or posts on X (formerly Twitter), blogs, Facebook, Instagram posts and/or pages, or other
social media provided to the Purchaser or made available for his, her or its or its viewing. In particular, the
Purchaser acknowledges and agrees that the materials, specifications, details, dimensions and plans set out in
any materials viewed by the Purchaser are approximate and subject to change without notice in order to comply
with building site conditions and municipal, structural and Vendor, engineering, and/or architectural
requirements. In addition, the Purchaser acknowledges and agrees that the areas and dimensions of the lots
(including the Property) in the Development (collectively, the “Lots”) in the Preliminary Plan are approximate,
based on architectural drawings and provided for reference purposes only, and are not represented as being the
actual final areas and dimensions. Actual final areas and dimensions will be as set out in the final subdivision
plan (the “Final Plan”) for the applicable Subdivision Phase of the Development. In the event of any
discrepancy as between the area, size, dimensions, location and/or configuration of the Lots between the
Preliminary Plan or any proposed plans and the Final Plan, the latter shall prevail.

12. Geotechnical Review and Inspection. After the Acceptance Date, the Purchaser or his, her or its
representative and consultants will have a one-time right to inspect and conduct a geotechnical review of the
portion of the Parent Property in which the Property will be situated upon written notice to the Vendor, which
written notice will be given at least 3 Business Days in advance and in any case no later than the date that is 7
days after the Acceptance Date Any inspection of or access to the Parent Property by the Purchaser, his, her or
its representative and consultant(s) prior to the Completion Date must be conducted in the presence of a
representative of the Vendor. The Purchaser will have until the date that is 14 days after the Acceptance Date
(the “Purchaser’s Condition Date”) to terminate this Contract upon written notice to the Vendor or the Vendor’s
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Solicitors if the Purchaser is not satisfied with the geotechnical review and/or feasibility of the construction of the
Purchaser’'s home on the Property. If the Purchaser terminates this Contract in accordance with this section 12,
this Contract will be null and void effective as of the day the Purchaser delivers notice of termination to the

Purchaser or the Purchaser’s Solicitors (which notice shall not be delivered after the Purchaser’s Condition

Date) and the Vendor will return to the Purchaser that portion of the Deposit paid by the Purchaser pursuant to

this Contract up to the date of such termination. The Vendor acknowledges and agrees that it is signing this
Contract under seal and that the Vendor will not have any right to revoke his, her or its offer herein while this
Contract remains subject to the foregoing termination right in favour of the Purchaser. The Vendor and the

Purchaser acknowledges and agrees that neither party will not be liable for any damages or costs whatsoever

incurred by the other party resulting from any such termination including, without limitation, relocation costs,

professional fees and disbursements, opportunity costs, loss of bargain, damages and/or costs resulting from
hardship or any other damages or costs incurred by the other party, directly or indirectly.

13. Purchaser Acknowledgements. The Purchaser acknowledges and agrees that:

(a)

(b)

(c)

(d)

(e)

()

none of the Deposit payments will begin to bear interest until after it is deposited into the Vendor’'s

Solicitors’ trust account which may, in the Vendor’s discretion, be after the expiry of all statutory

rescission periods;

the lot number assigned to the Property and the civic address assigned to the Property and/or the

Development, are subject to change at the discretion of the Vendor or as required by any
governmental authority without notice or compensation to or consent from the Purchaser, and are not
material to the Purchaser in proceeding with the transaction contemplated herein;

the Development will be part of a master planned community (the “Community”) comprised of

separate residential developments (stratified or otherwise) and a hotel (collectively, the “Adjacent

Developments”) and the Conservation Area (as defined and more particularly described in the
Disclosure Statement) and will be adjacent to or in the vicinity of other residential communities, which
may result in noise, vibration or other disturbances, high level of pedestrian and vehicular traffic, and

other activities associated with such residential uses. The Purchaser acknowledges and agrees the

Vendor shall not be liable or responsible for any inconvenience, nuisance, expense, cost, injury,
damage, loss or disturbance to the Development or any portion thereof or to the owners or occupants
from time to time of the Development (which includes the Purchaser and the owners and occupants of
the Property), relating to or incidental to any disturbance or other matter described in this subsection

13(c);

the Purchaser may become a member of a society formed under the Societies Act (British Columbia)

or a corporation formed pursuant to the Not-for-Profit Corporation Act (Canada) (the “Community

Association”), comprised of the owners of the Lots (or a representative of such owners), the owner of

the hotel, and the strata corporations as members. In such event, it is intended that the Community

Association will govern the administration and operation of, among other things, the Community
Facilities (as defined in the Disclosure Statement) and other common areas within the Community, and
the Purchaser may be required to pay membership dues to the Community Association from time to
time, which membership dues will include the Purchaser’s proportionate share of the costs associated
with the operation, maintenance, repair and insurance, if applicable, of the Community Facilities;

the Property is or will be subject to a statutory building scheme (the “Building Scheme”) in

substantially the same form attached as an exhibit to the Disclosure
Statement and the Purchaser was given an opportunity to review the
schedule of restrictions and design guidelines contained within the
Building Scheme;

pursuant to the Building Scheme, the Purchaser will be required to pay a

INITIALS
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damage deposit in the amount of $5,000 (the “Damage Deposit”) to the Vendor (or an affiliate of the

Vendor or the Vendor’s Solicitors, as directed by the Vendor) on the Completion Date, as security

against any damage caused by the Purchaser or its contractors or agents to existing infrastructure in

the Community during construction and/or any work done by the Purchaser on the Property, which
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Damage Deposit will be a credit to the Vendor on the Vendor’s statement of adjustments and held in

accordance with the Building Scheme;

pursuant to the Building Scheme, the Purchaser will be required to pay a
compliance deposit in the amount of $5,000 (the “Compliance Deposit”)
to the Vendor (or an affiliate of the Vendor or the Vendor’s Solicitors, as
directed by the Vendor) on the Completion Date, to ensure the

Purchaser’s compliance with the Building Scheme, which Compliance Deposit will be a credit to the

INITIALS

Purchaser

Purchaser

Vendor

Vendor on the Vendor’s statement of adjustments and held in accordance with the Building Scheme;

the Purchaser will grant the Vendor, the Registered Owner or their affiliate (the “Optionee”), an
irrevocable option to purchase for the Optionee to repurchase the Property from the Purchaser if (i) the
Purchaser has not submitted the plans and specifications for construction of the principal dwelling on
the Property (the “Plans and Specs”) to the approving authority under the Building Scheme (the
“Approving Authority”) within five (5) years of the Completion Date; (ii) the Purchaser has not
commenced construction of the principal dwelling on the Property within twelve (12) months after

receiving approval of the Plans and Specs by the Approving Authority; or (iii) the Purchaser having

commenced construction has not completed construction of the principal dwelling on the Property
within thirty (30) months after receiving approval of the Plans and Specs by the Approving Authority. If
the Optionee exercises such option to purchase, the purchase price for the Property will be the lesser
of (i) 90% of the then-fair market value of the Property; and (ii) the Purchase Price;

the Completion Date may be any day up to and including the Outside Date, as extended pursuant to
subsection 1(d) and/or 1(e) of this Schedule A, and the Purchaser releases the Vendor and its
affiliates, directors, officers and employees from any actions, causes of action, costs, claims, demands,
damages and liabilities including consequential damages arising as a result of the date on which the

Completion Date occurs;

as of the Completion Date, the Purchaser will assume and agrees to observe and perform all
covenants, agreements and obligations of the owner of the Property under each of the Permitted

Encumbrances set out in section 4.3 of the Disclosure Statement;

after the completion of the purchase of the Property by the Purchaser, the Vendor and/or its trades and
contractors may continue to carry out construction work on the Development or portions of the
Community which are not part of the Development, including installation, servicing, repair and

maintenance activities and construction of certain model homes on certain Lots, and that such work

may cause inconvenience to the use and enjoyment of the Property, including, without limitation,

excessive levels of noise, vibration, dust and debris; and

the Vendor may retain one or more Lots and construct a sales and administrative offices, presentation
centre and/or model homes for marketing purposes or otherwise and that, for so long as the Vendor is

the owner of any Lots, the Vendor may carry out marketing, promotional, sales and related activities

within the Development including, without limitation, maintaining display areas, parking areas and
signage (including signage on the exterior of the Development), conducting tours of the Development
with prospective purchasers, holding events and other marketing and sales activities within the
Development, and permitting public access to the same for the purpose of marketing any unsold Lots.

14. Costs and Taxes.

(a)

(b)

The Purchaser will pay all costs in connection with the sale and purchase of the Property (including but

not limited to property transfer tax, any additional property transfer tax payable if the Purchaser is a

foreign entity a taxable trustee or both, and any federal and provincial sales, goods and services, value

added or other tax required to be paid by the Purchaser in connection with the purchase and sale of

the Property) other than the costs of the Vendor incurred in clearing title to the Property.

In addition to the Purchase Price, the Purchaser will be liable for and will pay all applicable property

transfer tax, goods and services tax (“‘GST”) and any other federal or provincial sales, social service,
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value added, transition or other tax payable by the Purchaser in connection with the purchase and sale
of the Property and imposed pursuant to Part IX of the Excise Tax Act (Canada) and any other federal
or provincial legislation in respect of the transaction contemplated herein .

(c) Notwithstanding the foregoing, if the Purchaser is a corporation which is registered for GST purposes
and, on or before the Completion Date, the Purchaser provides the Vendor with a certificate as to the
GST registered status of the Purchaser containing the Purchaser's GST registration number, the
Purchaser will not be required to pay the GST to the Vendor but will be liable for, will self-assess and
will remit same directly to Canada Revenue Agency (“CRA”). The Purchaser will indemnify and save
harmless the Vendor from and against any and all GST, penalties, costs and/or interest which may
become payable by or assessed against the Vendor as a result of any failure by the Purchaser to
comply with the foregoing and such indemnity will survive and not merge upon closing of the sale of
the Property contemplated herein.

15. Assignment and Advertising.

(a) The Purchaser will not sell or assign its rights, benefits and interests under this Contract without the
prior written consent of the Vendor. The Purchaser acknowledges and agrees that the Vendor may act
in its sole discretion in determining whether to grant such consent and such consent may be arbitrarily
withheld for any reason whatsoever by the Vendor. Any consent permitted hereunder will be in
accordance with subsection 15(d) below. Unless the Vendor consents to an assignment of this
Contract, the Vendor is not required to convey the Property to anyone other than the Purchaser named
in this Contract. Following any assignment, the assignor will not be relieved of his, her or its obligations
hereunder but will continue to remain liable to perform all obligations of the Purchaser under this
Contract.

(b) The Purchaser will not at any time advertise or solicit offers from the public or list the Property on the
Multiple Listing Service® with respect to the resale of the Property by the Purchaser before the
Completion Date without the prior written consent of the Vendor, which consent may be arbitrarily
withheld in the Vendor’s sole and absolute discretion. If the Purchaser breaches this prohibition on
advertising or use of MLS, the Vendor, may at its sole discretion, provide written notice to the
Purchaser of such breach (the “Notice of Advertising/Listing Breach”) and upon receipt of such
notice, the Purchaser will pay to the Vendor the additional amount of Five Thousand Dollars
($5,000.00), plus GST, which amount will be due and payable forthwith upon receipt of the Notice of
Advertising/Listing Breach and an additional Five Hundred Dollars ($500.00), plus GST, for each day
from and including the day following receipt of the Notice of Advertising/Listing Breach to and including
the day upon which the Purchaser delivers satisfactory evidence to the Vendor that the Purchaser is no
longer in breach of this subsection 15(b), which amounts will be due and payable immediately upon the
date on which such amounts are incurred. The parties hereby agree that such amounts constitute a
genuine pre-estimate of the minimum damages suffered by the Vendor in connection with a breach by
the Purchaser of this subsection 15(b).

(c) For the purposes of this Contract, “Related Party” means a spouse, brother, sister, child, grandchild,
parent or grandparent of the Purchaser; or a company in which the Purchaser or any of the foregoing
individuals has a controlling interest.

(d) Subject to subsection 15(a) of this Schedule, the Vendor’s consent to an assignment of this Contract
and the Purchaser’s rights hereunder is conditional upon the following:

(i) the assignee is not a non-Canadian within the meaning of the Prohibition on the Purchase of
Residential Property by Non-Canadians Act (Canada);

(ii) the Purchaser pays to the Vendor an administrative fee (the “Assignment Administrative
Fee”) equal to $1,500 plus Taxes, plus an assignment fee equal to 2% of the Purchase Price,
plus Taxes and any other applicable taxes. In the case of an assignment to one or more
Related Party(ies), the Purchaser will only be required to pay the Assignment Administrative
Fee provided that the Purchaser provides the Vendor with evidence satisfactory to the
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Vendor, in its sole discretion, of the relationship between the Purchaser and the Related
Party(ies);

(iii) the Purchaser has received the Vendor’s prior written consent to an assignment on or before
the date that is sixty (60) days prior to the starting date of the Estimated Completion of
Construction Date Range;

(iv) the Purchaser provides the assignee(s) with copies of the Disclosure Statement and any
amendments to disclosure statement filed in respect thereof which are received by the
Purchaser on or before the date of such assignment;

(v) the Purchaser provides the Vendor with a fully executed copy of the assignment agreement
between the Purchaser and the assignee(s) and any other document required by the Vendor
in connection with such assignment, including without limitation, a consent to assignment on a
form satisfactory to the Vendor signed by the Purchaser and any assignee of this Contract,
wherein, among other things:

A. the assignee(s) agrees to assume all the obligations of the Purchaser under this
Contract;
B. the assignee(s) acknowledges receipt of the Disclosure Statement and any

amendments to disclosure statement, if any, filed up to the date of such assignment
in respect of the Disclosure Statement;

C. the Deposit paid by the Purchaser prior to the date of the assignment is assigned to
and deemed to belong to the assignee(s) as if such Deposit was paid by the
assignee(s) to the Vendor under this Contract;

D. the Purchaser agrees to release and discharge any insurer with which the Vendor
enters into a Deposit Protection Contract (as described more particularly in
subsection 3(f)) from any and all claims that the Purchaser may have against the
insurer with respect to such Deposit Protection Contract and/or the Deposit; and

E. the Purchaser and the assignee(s) confirm, among other things, that such
assignment is not an “avoidance transaction” within the meaning of the Property
Transfer Tax Act (British Columbia);

(vi) the Purchaser and the assignee(s) provide the Vendor with all information and records the
Vendor is required to collect pursuant to the Proceeds of Crime (Money Laundering) and
Terrorist Financing Act (Canada) and regulations, rules and policies thereunder or relating
thereto, the REDMA and regulations, rules and policies thereunder or relating thereto, the
Prohibition on the Purchase of Residential Property by Non-Canadians Act (Canada) and
regulations, rules and policies thereunder or relating thereto and other applicable laws; and

(vii) the Purchaser will not receive any profit or assignment fee in connection with such
assignment.
16. Assignment by Vendor. The Vendor will be entitled, in its sole and absolute discretion, to sell, assign or

otherwise transfer its right, title and interest in this Contract without the consent of the Purchaser.

17. Successors and Assigns. This Contract shall enure to the benefit of and be binding upon the parties hereto
and their respective successors, permitted assigns, heirs, administrators and executors, as applicable.

18. Governing Law. This Purchaser's offer herein and the Contract which results from its acceptance shall be
exclusively governed by and construed in accordance with the laws of the Province of British Columbia and the
parties agree to attorn to the exclusive jurisdiction of the courts of the Province of British Columbia.
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19. Contractual Rights. This offer herein and the Contract which results from its acceptance creates contractual
rights only and not any interest in land and the Purchaser will not be entitled to register this Contract or any
interest arising under this Contract against the Property or the Lands. The Purchaser will acquire an interest in
land only upon completion of the purchase and sale contemplated herein.

20. Personal Information. The Purchaser and the Vendor hereby consent to the collection, use and disclosure by
the Vendor, the agents and salespersons described in section 30, the real estate boards of which those agents
and salespersons are members and, if the Lands, the Development and/or the Property is/are listed on a
Multiple Listing Service®, the real estate board that operates that Multiple Listing Service®, of personal
information about the Purchaser and the Vendor:

(a) for all purposes consistent with the transaction contemplated herein including:
(i) to complete the transaction contemplated by this Contract;
(ii) to secure financing in respect of the construction of the Development;
(iii) to invest the Deposit as provided for herein including providing personal information to the

financial institution as required for reporting interest earned on the Deposit in accordance with
applicable laws;

(iv) to provide such information to the Vendor’'s accountants and the Vendor’s Solicitors for
preparation of financial statements and tax returns including GST returns and T3 Trust
Income Tax and Information Returns;

(v) to facilitate the entering into of a Deposit Protection Contract with respect to the Deposit and
release of the Deposit in accordance therewith;

(vi) to market, sell, provide and inform the Purchaser of products and services of the Vendor and
its affiliates and partners, including information about future projects;

(vii) to comply with the Proceeds of Crime (Money Laundering) and Terrorist Financing Act
(Canada) and regulations, rules and policies thereunder or relating thereto, and other
applicable laws;

(viii) the identification and verification of the Purchaser;
(ix) to comply with REDMA and regulations, rules and policies thereunder or relating thereto;

(x) to comply with the Prohibition on the Purchase of Residential Property by Non-Canadians Act
(Canada) and regulations, rules and policies thereunder or relating thereto; and

(xi) to disclose such personal information to the Vendor's affiliates, agents, assignees, business
partners, contractors and suppliers, bankers, lawyers, accountants, insurers, warranty
providers, utility providers, relevant governmental authorities or agencies (including the LTO
and the CRA) and other advisors and consultants in furtherance of any of the foregoing
purposes;

(b) to permit the Vendor to comply with its legislatively imposed reporting requirements in respect of, inter
alia, assignments and proposed assignments;

(c) to comply with the Freedom of Information and Privacy Act (British Columbia) and regulations, rules
and policies thereunder or relating thereto;

(d) if the Property is listed on a Multiple Listing Service®, for the purpose of the compilation, retention and
publication by the real estate board that operates the Multiple Listing Service® and other real estate
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boards of any statistics including historical Multiple Listing Service® data for use by persons authorized
to use the Multiple Listing Service® of that real estate board and other real estate boards;

(e) for enforcing codes of professional conduct and ethics for members of real estate boards; and

(f) for the purpose (and to the recipients) described in the brochure published by the British Columbia
Financial Services Authority entitled Your Relationship with a Real Estate Professional.

The Purchaser covenants and agrees to provide, and cause any third parties to provide, to the Vendor, the
Vendor's agents and the Vendor’s Solicitors, promptly upon request, any additional personal or other
information not contained herein that is required in order for such person to comply with the Proceeds of Crime
(Money Laundering) and Terrorist Financing Act (Canada) and regulations, rules and policies thereunder or
relating thereto and the Income Tax Act (Canada) and regulations, rules and policies thereunder or relating
thereto, and acknowledges that the foregoing consent applies to any such personal information.

Vendor’s Rights to Terminate.
The Purchaser acknowledges and agrees that:

(a) the Vendor may in its sole discretion terminate this Contract if the Vendor has reasonable grounds to
suspect that any part of the transaction contemplated by this Contract is related to the commission or
attempted commission of a “money laundering offence” or a “terrorist activity financing offence”, as
defined in the Proceeds of Crime (Money Laundering) and Terrorist Financing Act (Canada) and
regulations under that Act, in which event, the portion of the Deposit that has been paid will be returned
to the Purchaser and the Purchaser will have no further claims against the Vendor; and

(b) if, by the date that is twelve (12) months after the Initial Disclosure Statement was filed with the
Superintendent (or if a later date results from the application of subsection 1(d) of this Schedule A,
then by such later date), for any reason whatsoever, any one of the following events has not occurred:

0] the Vendor has not entered into binding contracts of purchase and sale with purchasers in
respect of ten (10) or more of the lots in the Development; or

(ii) the Vendor has not obtained construction financing in respect of the Development that is
satisfactory to the Vendor in its sole, absolute and unfettered discretion,

the Vendor will have the right to terminate this Contract by giving written notice to the Purchaser or the
Purchaser’s Solicitors within thirty (30) days after that date.

If the Vendor terminates this Contract in accordance with subsections 21(a), (b)(i), or (ii) above, this Contract
will be null and void effective as of the day the Vendor delivers notice of termination to the Purchaser or the
Purchaser’s Solicitors and the Vendor will return to the Purchaser that portion of the Deposit paid by the
Purchaser pursuant to this Contract up to the date of such termination. The Purchaser acknowledges and
agrees that it is signing this Contract under seal and that the Purchaser will not have any right to revoke his, her
or its offer herein while this Contract remains subject to the foregoing termination rights in favour of the Vendor.
The Purchaser acknowledges and agrees that the Vendor will not be liable for any damages or costs
whatsoever incurred by the Purchaser resulting from any such termination including, without limitation,
relocation costs, professional fees and disbursements, opportunity costs, loss of bargain, damages and/or costs
resulting from hardship, consequential damages or any other damages or costs incurred by the Purchaser,
directly or indirectly, and that this provision will constitute a complete defence to any claim that may be made
against the Vendor by the Purchaser in respect of the Vendor’s termination of this Contract and any matter
associated therewith.

Notices and Tender. Any notice to be given to the Purchaser hereunder will be sufficiently given (a) if
deposited in any postal receptacle in Canada addressed to the Purchaser at the Purchaser's address or the
Purchaser's Solicitors at their offices and sent by regular mail, postage prepaid, or (b) if delivered by hand or if
transmitted by e-mail to the Purchaser's Solicitors at their office or to the Purchaser. Such notice will be deemed

INITIALS

Purchaser | Purchaser | Vendor

{253030-506942-02726747;7} A-11



Lot No. Phase 1

to have been received if so delivered or transmitted, when delivered or transmitted and if mailed, on the second
Business Day after such mailing. The address and e-mail address (if any) for the Purchaser will be as set out
above or such other address or e-mail address of which the Purchaser has last notified the Vendor in writing.
The Purchaser covenants and agrees to promptly notify the Vendor in writing, in accordance with this section
22, of any change in the address, e-mail address, or phone number of the Purchaser, the Purchaser’s Solicitors
or the Purchaser’s real estate agent, as identified in section 30 below. Any documents to be tendered on the
Purchaser may be tendered on the Purchaser or the Purchaser's Solicitors. Any notice to be given to the
Vendor may be given to the Vendor or the Vendor's Solicitors in the same manner, and will be deemed to have
been received, as provided for in the preceding provisions of this section, all other matters remaining the same
except as altered where necessary. Any documents or money to be tendered on the Vendor or the Vendor’s
Solicitors will be tendered by way of certified funds, bank draft or wire transfer and will be delivered at the
Purchaser's expense to the Vendor or the Vendor's Solicitors.

23. Purchaser Comprising More Than One Party. If the Purchaser is comprised of more than one party, then the
obligations of the Purchaser hereunder will be the joint and several obligations of each party comprising the
Purchaser and any notice given to one of such parties will be deemed to have been given at the same time to
both or all of such parties comprising the Purchaser.

24, Change of Address. The Purchaser covenants and agrees to promptly notify the Vendor in writing of any
change in the Purchaser's address, e-mail address, and/or phone number.

25. Amendment to Disclosure Statement. The Purchaser will, from time to time, forthwith upon receipt from the
Vendor of a copy of any amendment to disclosure statement filed in respect of the Disclosure Statement (the
“Amendments”), execute and deliver to the Vendor a receipt, in a form to be provided by the Vendor, pursuant
to which the Purchaser confirms that it received a copy of such amendment to disclosure statement.

26. Financing Amendment. The Vendor acknowledges its obligation to deliver to the Purchaser an amendment to
the Disclosure Statement (the “Financing Amendment”) setting out particulars of a satisfactory financing
commitment, as contemplated in the Disclosure Statement. The Vendor and the Purchaser agree that:

(a) if the Financing Amendment is not received by the Purchaser within 12 months after the Initial
Disclosure Statement was filed with the Superintendent of Real Estate, the Purchaser may at his, her
or its option cancel this Contract at any time after the end of the 12 month period until the Financing
Amendment is received by the Purchaser;

(b) the amount of the Deposit to be paid by the Purchaser prior to receiving the Financing Amendment will
be no more than 10% of the Purchase Price; and

(c) the portion of the Deposit paid by the Purchaser will be returned promptly to the Purchaser upon notice
of cancellation pursuant to this section 26.

27. Counterparts and Delivery by Electronic Transmission. This Contract and any addendum hereto may be
executed in any number of counterparts, each of which will be deemed to be an original and all of which, taken
together, will be deemed to constitute one and the same instrument. Delivery of an executed copy of this
Contract and any addendum hereto by any party by electronic transmission will be as effective as personal
delivery of an originally executed copy of this Contract by such party.

28. Interpretation.

(a) In this Contract, “Business Day” means any day that is not a Saturday, Sunday or statutory holiday in
British Columbia.

(b) Any reference in this Contract to any statute, code, ordinance or bylaw includes any subsequent
amendment, re-enactment, or replacement of that statute, code, ordinance or bylaw, as the case may
be.
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29, Registered Owner. The Purchaser acknowledges and agrees that legal title to the Property is or will be held by
Greenlane Homes Ltd. (the “Registered Owner”) as nominee, agent and bare trustee for and on behalf of TLI
Limited Partnership. The Purchaser agrees to accept the Transfer and other closing documents executed by
the Registered Owner in satisfaction of Section 6 of the Property Law Act (British Columbia). The Purchaser
acknowledges that it has been advised by the Vendor and confirms and agrees that: (a) the Vendor is solely
responsible for the construction, marketing and sale of the Development; and (b) the Purchaser does not have
any contractual relationship with or rights against the Registered Owner (such relationship and all such rights
being with or against the Vendor) and the Purchaser will at all times deal with the Vendor in respect of the
transactions contemplated herein.

30. Agency Disclosure. The Vendor and the Purchaser acknowledge having received, read and understood the
brochure published by the British Columbia Financial Services Authority entitled Your Relationship with a Real
Estate Professional and acknowledge and confirm as follows:

(a) the Vendor has an agency relationship with James Askew/ Catherine Ondzik , who is licensed in
Designated Agent/Licensee

relation to rareEarth Project Marketing;
Brokerage

(b) the Purchaser has an agency relationship with

Designated Agent/Licensee

who is licensed in relation to ;
Brokerage

If only (a) has been completed, the Purchaser is acknowledging no agency relationship. If only (b) has been
completed, the Vendor is acknowledging no agency relationship.

31. Canadian Purchaser.

(a) The Purchaser hereby certifies, declares, represents and warrants to the Vendor and the Vendor’s
Solicitors and their respective directors, officers, partners, shareholders, employees, representatives,
affiliates or agents (collectively, the “Vendor Parties”) that:

(i) either:
A. the Purchaser is not a “non-Canadian” within the meaning of the Prohibition on the
Purchase of Residential Property by Non-Canadians Act (Canada) (in this section
31, the “Act’) and the regulations thereunder, as amended from time to time (in this
section, collectively, the “Regulations”); or
B. the Purchaser is a “non-Canadian” within the meaning of the Act and the
Regulations, but is an exempt person pursuant to section 4(2) of the Act; and
(ii) any documentation or information delivered or made available to any of the Vendor Parties in

connection with the above is complete, true and accurate.
(b) The Purchaser will:
(i) deliver or make available to the Vendor for examination from time to time and at the Vendor’s
request such documentation or information as is required by the Vendor in its sole discretion

to confirm that the Purchaser is not a “non-Canadian” within the meaning of the Act and the
Regulations; and
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(c)

(d)

(e)

Lot No. Phase 1

(ii) at the Vendor’s request, which request may be made from time to time, immediately deliver to
the Vendor a certificate addressed to, or statutory declaration in favour of, the Vendor Parties
pursuant to which the Purchaser certifies or declares, as applicable, that the certification,
declaration, representations and warranties set out in subsection 31(a) are true and correct as
of the date of such certificate or declaration.

The Vendor may in its sole discretion terminate this Contract if the Vendor has reasonable grounds to
suspect that the Purchaser is both: (a) a “non-Canadian” within the meaning of the Act and the
Regulations; and (b) not an exempt person pursuant to section 4(2) of the Act, in which event the
portion of the Deposit that has been paid (excluding interest earned thereon) will be returned to the
Purchaser, less $1,000.00 for the Vendor's reasonable administrative costs, and the Purchaser will
have no further claims against the Vendor.

The Purchaser will and does hereby indemnify and save harmless the Vendor and the Vendor Parties
from and against any and all costs, expenses, claims, damages, fines, penalties or liabilities relating to
or resulting from a representation and warranty set out in subsection 31(a) being untrue or inaccurate
or from any contravention or violation of the Act and the Regulations, in respect of the sale of the
Property to the Purchaser including, without limitation, any and all costs, expenses, claims, damages,
fines, penalties or liabilities incurred, suffered or payable by the Vendor resulting from any audit,
allegation or proceedings against the Purchaser or the Vendor on the basis that the sale of the
Property to the Purchaser contravened or violated the Act or the Regulations, or in connection with any
allegation or finding that the Vendor contravened or violated the Act or the Regulations, by selling the
Property to the Purchaser. The Purchaser expressly acknowledges and agrees that the Vendor Parties
can rely on the benefit of, and seek to enforce against the Purchaser, the provisions of this subsection
31(d) notwithstanding that the Vendor Parties (other than the Vendor) are not a party to this Contract.

The representation and warranty of the Purchaser and the Purchaser’s indemnification obligations set
out in this section 31 will survive the completion of the purchase and sale of the Property.

[Remainder of the page intentionally left blank]
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