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DISCLAIMER 

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

This is a Consolidated Disclosure Statement filed pursuant to the Real Estate Development 
Marketing Act. 

 DEVELOPER 

(a) Name:     580049 B.C. Ltd.  

(b) Registered Office and 

Address for Service:   c/o Forbes Boyle Lambert 

                                                            215 – 8171 Cook Road 

                                                            Richmond, BC   V6Y 3T8 

(c) Business Address:   12680 15th Avenue   

     Surrey, BC   V4A 1K3 

(d) Real Estate Brokerage: Whistler Real Estate Company Ltd.  

#17 - 4308 Main Street 

Whistler, BC   V0N 1B4 

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 in space provided here. 

  

Initials 

Date of Disclosure Statement:   May 18, 2016 

Date of First Amendment:    October 2, 2017 

Date of Consolidated Disclosure Statement: October 2, 2017 

 



  
 
 
 

The right of rescission information set out below, in relation to Section 21 of the Real Estate 

Development Marketing Act, applies ONLY to new purchasers who have not previously 

received a Disclosure Statement in respect of this development property.  Purchasers who 

have previously received a Prospectus or Disclosure Statement respect of this development 

property accrued a right to rescind at that time and, pursuant to Section 21(1)(b) of the 

Real Estate Development Marketing Act, do NOT have a further right to rescind.  This 

notice does not affect any rights a purchaser may have under the purchaser’s purchase 

agreement or at common law.  

 

RIGHTS OF RESCISSION 

 

Under Section 21 of the Real Estate Development Marketing Act, the purchaser or lessee of a 
development unit may rescind (cancel) the contract of purchase and sale or contract to lease by 
serving written notice on the developer or the developer’s brokerage, within 7 days after the later 
of the date the contract was entered into or the date the purchaser or lessee received a copy of 
this Disclosure Statement. 

A purchaser may serve a notice of rescission by delivering a signed copy of the notice in person 
or by registered mail to: 

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

purchaser; 

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

(c) The developer’s brokerage, if any, at the address shown in the disclosure 

statement received by the purchaser; or 

(d) The developer’s brokerage, if any, at the address shown in the purchaser’s 

purchase agreement. 

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

1.1 The developer is 580049 B.C. Ltd. incorporated under the laws of the Province of 

British Columbia on February 12, 1999 under number BC0580049 (the 

“Developer”).   

1.2 The Developer was not formed specifically for the purpose of acquiring, developing 

and marketing the Lands, and has other assets apart from such lands.    

1.3 The registered and records office of the Developer is located at 215 – 8171 Cook 

Road, Richmond, BC   V6Y 3T8. 

1.4 The name(s) of all the director(s) of the Developer are as follows: 

Werner Biro 

Vladimir Ferancik 

1.5 BACKGROUND OF THE DEVELOPER: 

(a) Werner (Warren) Biro, one of the directors of the Developer, is an experienced 

contractor and has been involved in construction for over 40 years.  Various past 

projects include a 4 lot subdivision in Langley in 1986, a 6 lot subdivision in 

Langley in 1995 and the 2.5 acre subdivision and road construction for this 

Development.  

Vladimir (Walter) Ferancik, one of the directors of the Developer, is an 

experienced contractor and has been involved in construction for over 22 years.  

Various past projects include a 6 lot subdivision at 6840 142nd Street, Surrey, BC 

in 1979, a 14.5 acre subdivision located at 19025/19007/19047 Fraser Highway, 

Surrey, BC in 1980, a 14 lot subdivision at 18736 64th Ave, Surrey, BC in 1980-

1983, a 3.5 acre subdivision with 5 lots and a school site located at 20380 91A 

Ave, Surrey, BC in 1981, two 5 acre industrial subdivision at 18998 54th Ave, 

Surrey, BC in 1991 and the 2.5 acre subdivision and road construction for this 

Development.  

(b) To the best of the Developer’s knowledge, neither the Developer, any principal 

holder of the Developer, nor any director or officer of the Developer or principal 

holder has within the 10 years before the date of the Developers Declaration 

attached hereto 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 Developer, any principal 

holder of the Developer, nor any director or officer of the Developer or principal 

holder, was within 5 years before the date of the Developer’s Declaration attached 

hereto declared bankrupt or made a voluntary assignment in bankruptcy, made a 

proposal under any legislation relating to bankruptcy or insolvency or has been 

subject to or instituted any proceedings, arrangement or compromise with creditors 

or had a receiver, receiver manager or Trustee appointed to hold the assets of that 

person. 
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(d) To the best of the Developer’s knowledge, no director, officer or principal holder 

of the Developer, or any director or officer of the principal holder has within the 5 

years prior to the date of the Developer’s Declaration herein 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, and describe any penalties or sanctions imposed; or 

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

made a proposal under any legislation relating to bankruptcy or insolvency 

or been subject to or instituted any proceedings, arrangements or 

compromise with creditors or had a receiver, receiver manager or trustee 

appointed to hold its assets. 

1.6 To the best of the Developer’s knowledge, there are no existing or potential 

conflicts of interest among the Developer, manager, any directors, officers or 

principal holders of the Developer or manager, or any directors or officers of the 

principal holders or any person providing goods or services to the Developer, 

manager or holders of the development units in connection with the Development 

which could reasonably be expected to affect the purchaser’s decision to purchase.  

2. GENERAL DESCRIPTION 

2.1 GENERAL DESCRIPTION OF THE DEVELOPMENT. 

(a) The strata development (the “Development”) includes forty-four (44) bare land 

strata lots (the “Strata Lots”) which will be owned by purchasers individually, 

together with a proportionate share in the common property including common 

facilities (the “Common Property”) and other assets of the strata corporation (the 

“Strata Corporation”) of the Development which will be owned by the purchasers 

of the Strata Lots as tenants in common. 

(b) Civic Location of the Development - The Development is located at Pemberton 

Farm Road East, Pemberton, B.C.    

(c) Number of Strata Lots being Marketed - This Consolidated Disclosure Statement 

relates to the marketing of forty-four (44) Strata Lots.  

(d) Strata Plans.  The revised proposed Strata Plans are attached hereto as Schedule 

“B”. 

2.2 PERMITTED USE 

The zoning applicable to the Development is “RSA-2” which provides for low 

density single family dwellings.  The permitted use for the Development is limited 

to single family dwellings.  Home based businesses, accessory suites, bed and 

breakfasts and buildings and structures accessory to a permitted use are also 
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permitted.  Any other use is prohibited.  No more than two dwellings (which 

includes an accessory suite) may be located on a Strata Lot.  No more than two 

accessory buildings or structures are permitted on a Strata Lot.  The use of each lot 

is subject to that zoning category and other relevant by-laws of the Village of 

Pemberton.   

Further information on zoning can be obtained by calling the Village of Pemberton 

Development Services Department at (604) 894-6135 or visiting their website at 

www.pemberton.ca.    

2.3 BUILDING CONSTRUCTION 

The purchaser of each Strata Lot will be responsible for construction of the 

improvements on the Strata Lots unless the Developer constructs residences on the 

Strata Lots prior to sale.   

The Developer may construct residences on one or all of the Strata Lots prior to 

selling the Strata Lots.  

The Developer has prepared Design Guidelines, which are attached as Schedule 

“C”, to regulate the design and construction of residences on the Strata Lots.  The 

Design Guidelines are currently unregistered but the Developer may register the 

Design Guidelines prior to or concurrently with the registration of the Strata Plan.  

Building plan approval must be obtained from the Design Review Committee prior 

to applying for building permits on the Strata Lots.   

Certain Strata Lots will have maximum elevation limits and setback requirements, 

details of which are set out in Section 4.4 and attached as Schedule “D” to this 

Disclosure Statement.  

Building permits must be obtained from the Village of Pemberton prior to 

construction of the residences on the Strata Lots.  

2.4 PHASING 

The Development is not a phased strata plan.  

3. STRATA INFORMATION 

3.1 UNIT ENTITLEMENT 

The “Unit Entitlement” of each Strata Lot is a figure indicating its share in the 
Common Property and assets of the Development, and by which its owner’s 
contribution to the expenses of the Development is determined.  The Unit 
Entitlement is based on the number of Strata Lots in the Development as described 
in the Schedule of Unit Entitlement set out in Form V under the Strata Property 
Act.  The Form V will be filed concurrently with the Strata Plans.  The proposed 
Unit Entitlement for the Strata Plans is attached hereto as Schedule “A”. 

3.2 VOTING RIGHTS 

Pursuant to section 53(1) of the Strata Property Act, the owner of each Strata Lot 

will be entitled to one (1) vote for each Strata Lot owned at the meetings of the 

Strata Corporation. 

http://www.pemberton.ca/
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Pursuant to section 278 of the Strata Property Act, in the event of the winding up 
of a Strata Corporation, each owner’s share of the property and assets of the Strata 
Corporation will be determined on the basis of Municipality assessed values, or 
appraised values if there are no Municipal assessments. 

3.3 COMMON PROPERTY AND FACILITIES 

The areas of common property are shown on the proposed Strata Plans attached as 
Schedule “B”.  Those parts of shown on the proposed Strata Plans that are not part 
of a Strata Lot are included within the common property.  The common property in 
the Development are:  

(a) neighbourhood park;  

(b) common access roads and trails; and 

(c) the portion of Ivey Creek that runs through the Development. 

3.4 LIMITED COMMON PROPERTY 

At this time, it is not anticipated that there will be any Limited Common Property.  
The Strata Corporation may designate Limited Common Property by special 
resolution.  Limited Common Property (“Limited Common Property”) is an area 
within the Common Property that is designated for the exclusive use of one or 
more Strata Lot owners.  Strata Lot owners will be responsible for maintaining and 
repairing Limited Common Property which they use.  

3.5 BYLAWS 

The Bylaws of the Strata Corporation are those contained in the Schedule of 

Standard Bylaws as set forth in the Strata Property Act. 

3.6 PARKING 

Parking for the Strata Lots shall be located on each Strata Lot.  The Zoning Bylaw 

Division 500 dictates certain requirements for parking, one of which is that two 

off-street parking spaces be provided for each dwelling located on a Strata Lot.   

3.7 BUDGET 

(a) Strata Corporation Budget.  An estimated operating budget and estimated monthly 

assessments are attached as Schedule “E”.  Purchasers shall be required to remit 

regular monthly assessment payments commencing at the end of the month of the 

first sale of a Strata Lot by the Developer.   

(b) Contingency Reserve Fund. 

(i) Pursuant to Section 12 of the Strata Property Act, a Developer is required 

to establish a contingency reserve fund by making a contribution to that 

fund at the time of the first conveyance of a Strata Lot to a purchaser.  The 

contribution shall not be less than 5% of the estimated operating expenses 

set out in the interim budget so long as the first conveyance occurs within 
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one year of the deposit of the Strata Plan.  The Developer intends to 

contribute 5% of the estimated operating expenses. 

(ii) Under Section 7 of the Strata Property Act the Developer must pay the 

Strata Corporation’s expenses up to the end of the month in which there is 

the first conveyance of a Strata Lot to a purchaser.  Under Section 14 of the 

Strata Property Act, after that month and before the first annual budget 

takes effect, if the Strata Corporation’s expenses exceed the estimated 

expenses in the interim budget, then the Developer must pay the excess to 

the Strata Corporation.  Where excess expenses are more than 10% or 20% 

of the amounts estimated in the interim budget, Section 3.1(1) of the 

regulations requires a developer to pay to the Strata Corporation a further 

amount equal to 2 or 3 times the amount of the excess. 

(c) Strata Lot Taxes.  Each Strata Lot owner shall be responsible for real property 

taxes for his/her Strata Lot.  Property taxes are levied by and payable to the Village 

of Pemberton.  

(d) Strata Lot Expenses.  The Strata Lot owners will be responsible for paying for any 

utilities and any other services provided to their Strata Lot.  Services provided to 

the Common Property of the Strata Corporation will be paid through strata fees.  

3.8 UTILITIES AND SERVICES 

The Developer and the Village of Pemberton have entered into a Subdivision 
Servicing Agreement (Forcemain), dated November 1, 2016, an Onsite Servicing 
Agreement, dated November 15, 2016, an Offsite Servicing Agreement, dated 
November 15, 2016, and a Water Pump/Lift Station Servicing Agreement, dated 
August 24, 2017 (collectively, the “Servicing Agreements”), all permitting the 
Developer to bring to the frontage of each Strata Lot, and install for the 
Development, the services and utilities described in subsections (a) to (i) below, 
and the Developer shall, at its cost, bring to the frontage of each Strata Lot and 
install for the Development such services and utilities in accordance with the 
Servicing Agreements.  The Purchaser of a Strata Lot will be responsible, at the 
Purchaser’s cost and expense, to apply to the applicable authority for connection 
and extension of such services and utilities into the Purchaser’s individual Strata 
Lot. 

(a) Water 

Domestic water service will be provided to the Development by the Village of 
Pemberton.  It is the responsibility of each Purchaser to apply to the Village of 
Pemberton for connection to the water service and to pay all connection and user 
fees and charges associated therewith. 

(b) Electricity 

Underground electrical services will be provided to the Development by British 
Columbia Hydro and Power Authority (“BC Hydro”).  It is the responsibility of 
each Purchaser of a Strata Lot to apply to BC Hydro to connect to such electricity 
services and to pay all connection and user fees and charges associated therewith. 



 - 6 - 

(c) Sewerage 

Sewage disposal will be provided to the Development by the Village of 
Pemberton.  It is the responsibility of each Purchaser to apply to the Village of 
Pemberton for connection to such sewage disposal service and to pay all 
connection and user fees and charges associated therewith. 

(d) Fire Protection 

Fire protection service will be provided to the Development by the Village of 
Pemberton.   

(e) Telephone 

Underground telephone services will be provided to the Development by either 
Shaw Cablesystems Ltd., Telus Communications Company or a private service 
provider and it is the responsibility of each Purchaser to apply to the provider for 
connection to such services and to pay all connection and user fees and charges 
associated therewith. 

(f) Access 

Access to the Development is via Pemberton Farm Road East, being a public 
roadway paved and maintained by the Village of Pemberton.   

(g) Cable 

Cablevision service will be provided to the Development by either Shaw 
Cablesystems Ltd., Telus Communications Company or a private service provider, 
and it is the responsibility of each Purchaser to apply to the provider for 
connection to such service and to pay all connection and user fees and charges 
associated therewith. 

(h) Internal Roads 

The Developer will, at its cost, construct and complete an internal common access 
route connecting the Development and the Strata Lots in the Development.  

(i) Utilities and Services 

There are no further costs relating to utilities or services for which the Developer is 
responsible. 

The date for completion of the installation of the services and utilities by the 
Developer for the Development is expected to be on or prior to December 15, 
2017. 

3.9 STRATA MANAGEMENT CONTRACTS 

The Developer intends to enter into a strata management contract with Whistler 

Resort Management, a copy of which is attached as Schedule “J” to this Disclosure 

Statement.    
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3.10 INSURANCE 

Insurance coverage will be placed on the subdivision by the Developer in the name 

of the Strata Corporation.  The Developer will obtain liability coverage in the 

name of the Strata Corporation in the amount of $10,000,000.00.  Pursuant to 

section 149 of the Strata Property Act, the Developer will obtain the following 

property insurance in the name of the Strata Corporation: 

(i) common property; 

(ii) common assets. 

The Strata Lot owners will be required to insure all improvements and contents on 
their respective Strata Lots and liability in respect of the use, occupation and/or 
ownership of the Strata Lots.  

3.11 RENTAL DISCLOSURE STATEMENT 

Under Section 139 of the Strata Property Act, the Developer must make disclosure 
to any purchaser of the intention to lease Strata Lots in order to ensure that those 
Strata Lots may be leased in the future.  The Developer does not intend to lease 
any of the Strata Lots but, by the filing of a Rental Disclosure Statement in Form J 
with the Superintendent of Real Estate in the form attached hereto as 
Schedule “E”, has reserved the right for the Developer and purchaser from the 
Developer to lease any or all of the Strata Lots for the term described in Schedule 
“F”. 

4. TITLE AND LEGAL MATTERS 

4.1 LEGAL DESCRIPTION 

The Application to Deposit Plan was filed in the Kamloops Land Title Office on 
September 20, 2017 as Plan EPP74427 (the “Subdivision Plan”).  A copy of the 
Subdivision Plan is attached as Schedule “I” to this Disclosure Statement.   

Parcel Identifier:  030-259-045 
Lot A District Lot 211 Lillooet District Plan EPP74427 

(hereinafter called the “Lands”) 

4.2 OWNERSHIP 

The registered owner in fee simple of the Strata Lots is 580049 B.C. Ltd.   

4.3 EXISTING ENCUMBRANCES AND LEGAL NOTATIONS 

(a) Legal Notations: 

- Hereto is annexed Easement CA2874965 over Lot 2, Plan EPP21848 as to 

part formerly Lot 3 Plan EPP21848.  

(b) Charges: 
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- Covenant No. CA2723154, as modified by CA4950099, in favour of the 

Village of Pemberton, requiring the Developer to comply with park 

dedication and flood protection requirements;  

- Easement CA2874965 granting access for service;  

- Covenant No. 4950098 in favour of the Village of Pemberton relating to 

construction and installation of the works and services; 

- Mortgage No. CA5505723 in favour of Feran Investments Ltd., Cook Place 

Apts. Ltd. and W. Biro Construction Ltd.; 

- Statutory Right of Way No. CA5871774 in favour of British Columbia 

Hydro and Power Authority relating to the supply of electricity to the 

Development; 

- Statutory Right of Way No. CA5871775 in favour of Telus 

Communications Inc. relating to the supply of telecommunications to the 

Development; 

- Priority Agreement No. CA5871776 granting Statutory Right of Way No. 

CA5871774 priority over Mortgage No. CA5505723; 

- Priority Agreement No. CA5871777 granting Statutory Right of Way No. 

CA5871775 priority over Mortgage No. CA5505723; 

- Mortgage No. CA6230754 and Assignment of Rents No. CA6230755 in 

favour of Eagle Rock One Capital Corp.; 

- Priority Agreement No. CA6230756 granting Mortgage No. CA6230754 

priority over Mortgage No. CA5505723; 

- Priority Agreement No. CA6230757 granting Assignment of Rents No. 

CA6230755 priority over Mortgage No. CA5505723. 

(All of the above non financial charges are to remain on title).  

4.4 PROPOSED ENCUMBRANCES 

The following additional encumbrances may be registered by the Developer 

against title to the Strata Lots or the common property: 

(a) Statutory Rights-of-Way, Easements, Covenants and other non-financial charges in 

favour of the Village of Pemberton, and/or utility companies including without 

limitation those which may be required by the Village of Pemberton and/or utility 

companies for utilities and related works in connection with the Development; 

(b) Covenants to be registered against certain Strata Lots which will restrict the 

maximum roof and main floor elevations and set building setback requirements as 

set out in Schedule “D” attached to this Disclosure Statement; 
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(c) Covenants to secure the obligations of Purchasers to comply with the Design Guidelines. 

4.5 OUTSTANDING AND CONTINGENT LITIGATION AND LIABILITIES 

There is no outstanding or contingent litigation involving the Development. 

4.6 ENVIRONMENTAL MATTERS 

The Developer is not aware of any material facts relating to flooding, the condition 
of soil and subsoil or other environmental matters affecting the Development.  

5. CONSTRUCTION AND WARRANTIES 

5.1 CONSTRUCTION DATES 

The estimated date range of commencement of construction of the servicing and 

utilities for the Strata Lots and Common Property is May 15, 2016 to August 15, 

2016.  The estimated date range of completion of construction of the servicing and 

utilities for the Strata Lots and Common Property is November 12, 2017 to 

January 15, 2018.  

5.2 WARRANTIES 

The Developer will not be providing any warranty, express or implied, for the 

Development.   

6. APPROVALS AND FINANCES 

6.1 DEVELOPMENT APPROVAL 

The Tentative Approval Letter for the Development was issued by the Approving 

Officer of the Village of Pemberton on March 18, 2016, which is attached as 

Schedule “H” to this Disclosure Statement.  

6.2 CONSTRUCTION FINANCING 

The Developer has construction financing from Eagle Rock One Capital Corp. to 

complete construction of the services to the Strata Lots and such financing will be 

sufficient to ensure payment of the cost of utilities and other services.  The 

financing will be secured by a mortgage (the “Mortgage”) on the parent property 

which will be attached to the Strata Lots upon registration of the Strata Plan.  The 

Developer will obtain partial releases of the Mortgage upon the closing of each 

Strata Lot sale.   

7. MISCELLANEOUS 

7.1 DEPOSITS 

All deposits shall be held in the trust account of the Developer’s solicitor, Forbes 

Boyle Lambert Law Corporation, in the manner required under the Real Estate 

Development Marketing Act until the strata plan is filed in the Land Title Office 
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and the documents transferring fee simple title or the other interest contracted for 

are tendered for registration or until those monies are otherwise paid out by 

operation of law. 

7.2 PURCHASE AGREEMENT 

(a) A copy of the Developer’s form of Purchase Agreement is attached as Schedule 

“G” to the Disclosure Statement. 

(b) Pursuant to Paragraph 3 of the Purchase Agreement, the Developer may delay the 

Completion Date from time to time as required, by notice of such delay to the 

Purchaser or the Purchaser’s Solicitors.  If the Completion Date has not occurred 

by the Outside Date specified in the Purchase Agreement, then the Purchase 

Agreement will be terminated, the Deposit will be returned to the Purchaser and 

the parties will be released from all of their obligations thereunder, provided that: 

(i) if the Developer is delayed from completing construction of the Strata Lot 

as a result of earthquake, flood or other act of God, fire, explosion 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, interference of the Purchaser, or any other 

event of any nature whatsoever beyond the reasonable control of the 

Developer, then the Outside Date will be extended for a period equivalent 

to such period of delay; and 

(ii) the Developer may, at its option, exercisable by notice to the Purchaser, in 

addition to any extension and whether or not any delay has occurred, elect 

to extend the Outside Date for up to 120 days. 

(c) Pursuant to Paragraph 14 of the Purchase Agreement, the Purchaser may assign its 

rights, benefits and obligations under the Purchase Agreement to a Related 

Individual or Individuals pursuant to the terms set out in Subparagraphs 15(a) and 

15(b).  The Purchaser may not assign its rights, benefits and obligations under the 

Purchase Agreement to a person other than a Related Individual without the 

express written consent of the Developer, which consent may be granted or refused 

at the sole discretion of the Developer.   

(d) Pursuant to Paragraph 2 of the Purchase Agreement, the deposit is to be paid to the 

Developer’s Agents, in trust, and held in accordance with the Real Estate 

Development Marketing Act (British Columbia).  The deposit shall not bear 

interest. 

(e) The Purchase Agreement does not contain any provisions that require the 

Developer to agree to an extension requested by the Purchaser.  

7.3 DEVELOPER’S COMMITMENTS 

The Developer has not made any commitment that will have to be met after 

completion of the sale or lease of the strata lots. 
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7.4 OTHER MATERIAL FACTS 

N/A. 



DEEMED RELIANCE 

Section 22 of the Real Estate Development Marketing Act provides that if any 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, or 
any omission to state a material fact, then the Developer, its directors and any person who 
has signed or authorized the filing of this Disclosure Statement are liable to compensate the 
purchaser for any misrepresentation, subject to any defences available under Section 22 of 
the Act. 
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the	Ridge	@	Pemberton

GENERAL	LOT	DATA	and	CONDITIONS:		Phase-1 2017.09.26

LOT ZONE
PHASE	1	LOTS 	m2	 Front	yard Side	yards Rear	Yard Max	Roof	(MRE) Max	Main	Floor	(MMFE)

per	water	supply	only
SL	1 RSA-2	1400m2	min 2,397 7.5 3.0 5.0 n/a n/a
SL	2 RSA-2	1400m2	min 4,391 7.5 5.0 10.0 n/a n/a
SL	3 RSA-2	1400m2	min 3,871 7.5 3.0 15.0 n/a n/a
SL	4 RSA-2	1400m2	min 3,885 7.5 3.0 15.0 n/a n/a
SL5 RSA-2	1400m2	min 3,094 7.5 3.0 15.0 n/a n/a
SL	6 RSA-2	1400m2	min 2,639 7.5 3.0 15.0 n/a n/a
SL	7 RSA-2	1400m2	min 2,551 7.5 3.0 15.0 n/a n/a
SL	8 RSA-2	1400m2	min 2,323 7.5 3.0 15.0 n/a n/a
SL	9 RSA-2	1400m2	min 2,094 7.5 3.0 15.0 n/a n/a
SL	10 RSA-2	1400m2	min 1,527 7.5 3.0 7.5 297.0 n/a
SL	11 RSA-2	1400m2	min 1,521 7.5 3.0 15.0 295.5 n/a
SL	12 RSA-2	1400m2	min 1,506 7.5 3.0 15.0 294.5 n/a
SL	13 RSA-2	1400m2	min 1,513 7.5 3.0 15.0 294.5 n/a
SL	14 RSA-2	1400m2	min 1,537 7.5 3.0 15.0 294.5 n/a
SL	15 RSA-2	1400m2	min 2,672 7.5 3.0 23.5 295.3 n/a
SL	16 RSA-2	1400m2	min 1,756 7.5 3.0 10.0 297.5 n/a
SL	17 RSA-2	1400m2	min 1,863 7.5 3.0 10.0 301.0 n/a
SL	18 RSA-2	1400m2	min 1,773 7.5 3.0 7.5 300.0 n/a
SL	19 RSA-2	1400m2	min 1,815 7.5 3.0 7.5 299.5 n/a
SL	20 RSA-2	1400m2	min 1,448 7.5 3.0 7.5 307.0 n/a
SL	21 RSA-2	1400m2	min 1,919 7.5 3.0 10.0 307.5 n/a
SL	22 RSA-2	1400m2	min 1,654 7.5 3.0 7.5 314.0 n/a
SL	23 RSA-2	1400m2	min 1,820 7.5 3.0 10.0 314.0 n/a
SL	24 RSA-2	1400m2	min 1,674 7.5 3.0 10.0 n/a 315.5
SL	25 RSA-2	1400m2	min 2,907 7.5 3.0 10.0 n/a 315.5
SL	26 RSA-2	1400m2	min 1,505 7.5 3.0 20.0 316.0 316.5
SL	27 RSA-2	1400m2	min 2,225 7.5 3.0 10.0 n/a 316.5
SL	28 RSA-2	1400m2	min 1,757 7.5 3.0 10.0 n/a 317.0
SL	29 RSA-2	1400m2	min 1,943 7.5 3.0 10.0 n/a 317.0
SL	30 RSA-2	1400m2	min 1,518 7.5 3.0 10.0 n/a 317.0
SL	31 RSA-2	1400m2	min 1,661 7.5 3.0 10.0 317.0 n/a
SL	32 RSA-2	1400m2	min 1,447 7.5 3.0 10.0 n/a n/a
SL	33 RSA-2	1400m2	min 1,577 7.5 3.0 10.0 n/a n/a
SL	34 RSA-2	1400m2	min 1,948 7.5 3.0 15.0 n/a n/a
SL	35 RSA-2	1400m2	min 1,931 7.5 3.0 15.0 n/a n/a
SL	36 RSA-2	1400m2	min 1,760 7.5 3.0 15.0 n/a n/a
SL	37 RSA-2	1400m2	min 1,818 7.5 3.0 15.0 n/a n/a
SL	38 RSA-2	1400m2	min 2,118 7.5 3.0 15.0 n/a n/a
SL	39 RSA-2	1400m2	min 2,890 7.5 3.0 15.0 n/a n/a
SL	40 RSA-2	1400m2	min 2,075 10.0 3.0 10.0 n/a n/a
SL	41 RSA-2	1400m2	min 2,152 15.0 3.0 10.0 n/a 313.0
SL	42 RSA-2	1400m2	min 2,960 7.5 3.0 10.0 n/a n/a
SL	43 RSA-2	1400m2	min 2,809 10.0 3.0 5.0 n/a n/a
SL	44 RSA-2	1400m2	min 3,087 10.0 3.0 5.0 n/a n/a

NOTES:
1. Lot	areas	are	approximate	and	subject	to	verification	by	legal	survey.
2. Setbacks	are	general,	see	Lot	Plans	for	specific	conditions.
3. Lots	may	have	special	setback	conditions,	external	side	yards	or	multiple	sides	(see	Lot	Plans)
4. Maximum	Roof	Elevation	(MRE)	is	to	minimize	view	impact	on	adjacent	lots.	It	does	not	apply	to	all	lots.
5. Maximum	Roof	Elevation	(MRE)	is	defined	as	the	maximum	elevation	of	any	portion	of	a	roof,	excluding	chimneys.
6. Maximum	Main	Floor	Elevation	(	MMFE)-	is	based	on	water	presure	calculations,	only	one	floor	is	permitted	above.
7. Zone	RSA-2	is	a	minimum	requirement,	setbacks	and	building	elevations	set	in	this	document	and	Lot	Plans	may	exceed	minimum	bylaw	requirements.

end

LOT	AREA GENERAL	BUILDING	SETBACK	(m) MAXIMUM	ELEVATION	(m)

     SCHEDULE "D"
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CONTRACT OF PURCHASE AND SALE 

(the “Agreement”) 

"Vendor" 580049 B.C. LTD. 
#215 – 8171 Cook Road 
Richmond, B.C., V6Y 3T8 

"Purchaser" 

Date: _______________________________________ 

Tel (Work):   Tel (Home):    Fax:   Email: 

RE:  Proposed Strata Lot ______ (the “Strata Lot”); Unit No. _______ to be constructed in a development to be known 
as “THE RIDGE at PEMBERTON” (the “Development”), and created by the filing of a Strata Plan over property known 
as Parcel Identifier: 030-259-045 Lot A District Lot 211 Lillooet District Plan EPP74427 (the “Property”).  This Purchaser 
acknowledges that he or she is purchasing the Strata Lot which is not yet constructed or created. 

"Purchase Price" $  (The Purchase Price is exclusive of applicable taxes, 
such as goods and services tax (“GST”), any federal or provincial sales, service, value added or 
other tax). 

1. Offer.  The Purchaser hereby offers to purchase from the Vendor the Strata Lot for the Purchase Price and upon the
terms set forth herein subject to the encumbrances (the "Permitted Encumbrances") referred to in the Disclosure
Statement (as hereinafter defined).

2. Deposit.  The Purchaser will pay the following deposits (collectively, the “Deposit”) in lawful money of Canada
payable by way of certified cheque, bank draft or direct deposit of certified funds to Forbes Boyle Lambert Law
Corp. (the “Vendor’s Solicitor”) in trust, and the Deposit will be held in accordance with the Real Estate Development
Marketing Act (British Columbia) and the terms of this Agreement. The Deposit will be paid by the Purchaser as
follows:

SCHEDULE "G"
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a. as to an initial deposit of FIVE PERCENT (5%) of the Purchase Price, upon presentation of this offer to be held
with this Agreement and deposited together with second deposit below; and

b. as to a second deposit being an additional amount which, together with the initial deposit shall form a total of
10% of the Purchase Price, being $_________________ payable on that date which is the later of:

i. 7 days after the Vendor’s acceptance of this Offer; or

ii. upon removal of the Purchaser’s subject conditions, if any;

3. Completion Date.  The Purchaser will deliver the balance of the purchase price, at the Purchaser’s expense, by way
of a solicitor’s CERTIFIED CHEQUE or BANK DRAFT, to the Vendor’s Solicitors no later than 4:30 pm on the
Completion Date.  The Completion Date will be that date set out in a notice to the Purchaser from the Vendor and will
be no less than fourteen (14) days after the Vendor or the Vendor’s Solicitors notifies the Purchaser or the Purchaser’s
solicitors/notary (the "Purchaser's Solicitors") that the strata plan for the Development has been fully registered in the
Land Title Office and construction of the Development has been substantially completed (the “Completion Date”).  If
the Completion Date is a Saturday, Sunday, holiday or a day upon which the applicable Land Title Office is not open
for business, the Completion Date shall be the immediate 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 the Strata Lot will be ready to be delivered. If the Strata Lot is not ready to be
occupied on the Completion Date so established, then the Vendor may delay the Completion Date from time to time
as required, by notice of such delay to the Purchaser or the Purchaser's Solicitors.  If the Completion Date has not
occurred by January 15, 2018 (the "Outside Date"), then this Agreement will be terminated, the Deposit will be
returned to the Purchaser and the parties will be released from all of their obligations hereunder, provided that:

a) if the Vendor is delayed from completing construction of the Strata Lot as a result of earthquake, flood or other
act of God, fire, explosion 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, interference of the Purchaser, or any other event
of any nature whatsoever beyond the reasonable control of the Vendor, then the Outside Date will be extended
for a period equivalent to such period of delay; and

b) the Vendor may, at its option, exercisable by notice to the Purchaser, in addition to any extension pursuant to
subsection 3(a) and whether or not any delay described in subsection 3(a) has occurred, elect to extend the
Outside Date for up to 120 days.

The Vendor confirms that it currently estimates that the Completion Date for delivery of the Strata Lot will occur on or 
around January 15, 2018.  The Purchaser acknowledges that this date 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. 

4. Conveyance.  A vendor's statement of adjustments and a freehold transfer for the Strata Lot and, if required by the
Vendor, a certificate as to the GST registered status of the Purchaser (the “Vendor’s Documents”), are to be delivered
at the Purchaser’s expense to the Vendor’s Solicitors by the Purchaser’s Solicitors at least 3 business days prior to
the Completion Date. The Vendor will execute and deliver the Vendor’s Documents to the Purchaser’s Solicitors prior
to the Completion Date on the condition that, forthwith upon the Purchaser's Solicitors obtaining a post registration
index search from the applicable Land Title Office indicating that, in the ordinary course of Land Title Office procedure,
the Purchaser will become the registered owner of the Strata Lot (subject only to the Permitted Encumbrances and
charges for which the Purchaser is responsible), the Purchaser will cause payment of the balance of the Purchase
Price due on the Completion Date by way of certified cheque or bank draft to be made by the Purchaser's Solicitors
to the Vendor's Solicitors.  The transfer of the Strata Lot will also be subject to the Vendor's financing arranged in
connection with the Development or any builders’ lien claims provided that the Vendor's Solicitors undertake to clear
title to the Strata Lot 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.  The Purchaser
acknowledges that the Vendor's financing may remain as a charge against the common property of the Development
and against the Vendor in the Personal Property Registry until the Vendor has completed the sale of the balance of
the strata lots in the Development whereupon the Vendor covenants such financing will be discharged entirely.

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 submitted for registration in the appropriate Land Title Office, but 
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only if, before such submission, the Purchaser has: (a) made available for tender to the Vendor that portion of the 
Purchase Price not secured by the new mortgage; (b) fulfilled all the new mortgagee’s conditions for funding except 
lodging the mortgage for registration; and (c) 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. 

5. Handling of Deposit.  The Deposit shall be dealt with by the Vendor’s Solicitors as follows: 

a) The Deposit, or any portion thereof, received under the terms of this Agreement will be held by the Vendor’s 
Solicitor in a trust account in accordance with the provisions of the Real Estate Services Act; 

b) If the Purchaser completes the purchase of the Strata Lot on the terms and conditions contained herein, then 
the Deposit shall be applied to the Purchase Price and be paid to the Vendor; 

c) If the Purchaser fails to complete the purchase of the Strata Lot, then the Deposit will be non-refundable and 
will be absolutely forfeited on account of damages (without proof of damages) without prejudice to the 
Vendor's other remedies; or 

d) If the Vendor fails to complete the sale of the Strata Lot, the Deposit (or that portion of the Deposit paid or 
due to be paid by the Purchaser under the terms of this Agreement) shall be paid to the Purchaser and the 
Purchaser shall have no further claims against the Vendor. 

The payment of any funds to the Vendor pursuant to paragraph 2 hereof shall not be deemed to be all inclusive 
liquidated damages and shall not preclude any further claims or remedies by the Vendor against the Purchaser arising 
pursuant thereto. 

In accordance with Section 19 of the Real Estate Development Marketing Act (British Columbia), 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 or strata titled may be released to the developer.  The Vendor, at its sole 
option, may enter into a deposit protection contract as required by such legislation with respect to the Deposit (or any 
portion thereof) and the Strata Lot.  The Deposit (or such portion thereof) shall be released to the Vendor in 
accordance with such insurance contract or security agreement and the provisions of Sections 2 and 5 shall be 
deemed to have been amended accordingly. 

6. Disclosure Statement and Rental Disclosure Statement.  The Purchaser acknowledges that the Vendor has 
delivered and the Purchaser has received a copy of the disclosure statement for the Development including all 
amendments thereto, if any, filed up to the date hereof and the Rental Disclosure Statement for the Development 
(collectively the "Disclosure Statement") and has been given a reasonable opportunity to read the Disclosure 
Statement and the execution by the Purchaser of this Agreement will constitute a receipt and acknowledgement of 
the foregoing.  The Disclosure Statement contains provisions explaining the obligations of the owner for the Strata 
Lot to pay monthly contributions to the common expenses of the Strata Corporation (the “Strata Fees”).  The 
Purchaser is aware that the Bylaws of the Strata Corporation will apply to the above described Strata Lot and will 
require the Purchaser to pay monthly strata fees of approximately $_____________.  

7. Possession, Risk and Adjustment.  The Purchaser will assume all taxes, rates, local improvement assessments, 
water rates and scavenging rates, assessments of the strata corporation of which the Strata Lot forms a part, and all 
other adjustments both incoming and outgoing of whatever nature in respect of the Strata Lot will be made as of the 
date the balance of the Purchase Price is due.  The Strata Lot is to be at the risk of the Vendor to and including the 
day preceding the Completion Date, and thereafter at the risk of the Purchaser.  So long as the Purchase Price and 
all other amounts payable by the Purchaser to the Vendor in respect of the Strata Lot have been paid in full, the 
Purchaser may have possession of the Strata Lot on the day following the Completion Date (the “Possession Date”). 
The Purchaser is responsible for all utility charges as of the Possession Date and must ensure they notify the 
necessary utility companies to have the utilities transferred into their name on the Possession Date. 

8. 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 Strata Property Act 
(British Columbia) and Builders Lien Act (British Columbia) (or successor statutes) solely in respect of lien claims 
registered in the applicable Land Title Office 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 
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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 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 Strata Lot of which the Purchaser or the Purchaser's Solicitors notify the Vendor's Solicitors in writing by 
1:00 p.m. on that day. 

9. Goods and Services Tax.  The Purchaser shall pay the applicable Goods and Services Tax (the “GST”) in respect
of his purchase of the Strata Lot.

10. Time of 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 when due,
then the Vendor may, at its option:

a) terminate this Agreement by written notice to the Purchaser and, in such event, the Deposit and all accrued
interest thereon will be absolutely forfeited to the Vendor without prejudice to the Vendor’s other remedies and
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 therefore by the
Vendor; or

b) elect to extend the Completion Date 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
(24% 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 Agreement pursuant to subparagraph (a) above at any time after extending the 
Completion Date pursuant to subparagraph (b) above if the Purchaser fails to complete on or before such extended 
date. 

11. Entire Agreement/Representations.  The Purchaser acknowledges and agrees that this Agreement constitutes the
entire agreement between the parties with respect to the sale and purchase of the Strata Lot and supersedes any
prior agreements, negotiations or discussions, whether oral or written, 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, photographs, illustrations or
renderings or other marketing materials provided to the Purchaser or made available for his viewing.

12. Construction.  The Purchaser is aware that area measurements are approximate and based on architectural
drawings and measurements.  Final lot plans and surveyed areas may vary.  The Strata Lot is as shown on the
preliminary strata plan (the “Preliminary Plan”) forming part of the Disclosure Statement.  The Vendor reserves the
right to alter the common property of the Development at any time and from time to time if, in its sole opinion, such
alteration or alterations improve the structural integrity of the Development, its mechanical systems, its ability to
withstand water penetration or aesthetics.  The proposed dimensions, lot lines and location of the strata lots in the
Development are set out in the Preliminary Plan.  The actual size, dimensions and/or configuration of the strata lots
as set forth in the final strata plan (the “Final Strata Plan”) for the Development may vary from what is depicted on
the Preliminary Plan.  The areas and dimensions of the strata lots in the Development set out in any marketing
materials prepared for the Development, as referred to below, are approximate and are provided for information
purposes only and are not represented as being the actual final areas and dimensions of the strata lots (including the
Strata Lot) in the Development.  In the event of any discrepancy between the area, size, dimensions, location and/or
configuration of the strata lots in the Preliminary Plan and/or any architectural plans relating to the Development
and/or any marketing materials and the Final Strata Plan, the Final Strata Plan will prevail.
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13. Costs.  The Purchaser will pay costs in connection with the sale and purchase of the Strata Lot (including Property 
Transfer Tax and any federal and provincial value added or other tax required to be paid by the Purchaser in 
connection with the purchase and sale of the Strata Lot and the equipment and appliances included with the Strata 
Lot), other than the costs of the Vendor incurred in clearing title to the Strata Lot, as more particularly described in 
Section 6 above.   

14. Assignment.  Subject to clauses 6.2, 6.3 and 6.4, the Purchaser will not sell or assign its rights, benefits and 
obligations under this Offer or the Agreement. 

a) Definition of Related Individual. For the purposes of this Offer and the Agreement, “Related Individual” 
means: 

i) a brother, sister, child, grandchild, parent or grandparent of the Purchaser; 

ii) a spouse of the Purchaser or of any one of the individuals described in clause (a) above, or 

iii) a company in which an individual Purchaser or any of the individuals described in clause (a) or (b) 
above has a controlling interest. 

b) Assignment to Related Individual. The Purchaser may assign its rights, benefits and obligations under the 
Agreement to a Related Individual or Individuals provided that: 

i) the Purchaser pays to the Vendor an assignment fee equal to $500.00 plus GST; and 

ii) the Related Individual and the Purchaser enter into an assignment agreement and a consent 
agreement, in form and substance satisfactory to the Vendor, whereby: 

i. (i) the Related Individual agrees to assume all the obligations of the Purchaser under the 
Agreement; and 

ii. (ii) the Deposit is assigned to and deemed to belong to the Related Individual as if the deposit 
was paid by the Related Individual to the Vendor under this Offer and the Agreement, and a copy 
of each agreement is delivered to the Vendor. 

c) Assignment to Third Party. The Purchaser may not assign its rights, benefits and obligations under the 
Agreement to a person other than a Related Individual without the express written consent of the Vendor, 
which consent may be granted or refused at the sole discretion of the Vendor. If the Vendor does elect to 
consent to an assignment the Vendor may require the Purchaser to pay an administration fee of one percent 
(1%) of the Purchase Price (plus GST/HST), and up to twenty five percent (25%) of the profit earned by the 
Purchaser by assigning the Agreement, as consideration for agreeing to such assignment and for any 
associated legal and administrative costs. 

d) Liability of Purchaser. In the event of an assignment in accordance with either clause 15(b) or 15(c), the 
Purchaser will remain fully liable under the Agreement and such assignment will not in any way relieve the 
Purchaser of its obligations under the Agreement. 

e) Assignment by Vendor. The Vendor may assign the rights and benefits under this Agreement to a third 
party. In the event of such an assignment the Vendor will remain fully liable under the Agreement and such 
assignment will not in any way relieve the Vendor of its obligations under the Agreement. 

15. Successors & Assigns.  This Agreement shall enure to the benefit of and be binding upon the parties hereto and 
their respective successors, permitted assigns, heirs, administrators and executors. 

16. Marketing Program.  The Purchaser agrees that the Vendor may continue to carry out construction work on the 
Development after the completion of the purchase of the Strata Lot by the Purchaser.  The Purchaser acknowledges 
and accepts that such work may cause inconvenience to the use and enjoyment of the Strata Lot.  The Purchaser 
will not impede or interfere with the Vendor’s completion of construction of other strata lots, the common property or 
the Development.  The Purchaser agrees that for so long as the Vendor is the owner of any strata lots in the 
Development, the Vendor may carry out marketing, promotional and sales activities within the common property 
(including parking stalls and recreational facilities) of the Development or strata lots owned or leased by the 
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Developer, including, without limitation, maintaining display areas, parking areas and signage and permitting public 
access to same for the purpose of marketing any unsold strata lots.  In addition, the Developer may conduct tours of 
the Development from time to time with prospective purchasers and hold events and other activities within the 
Development in connection with the marketing and sales activities. 

17. Design Guidelines.  The Purchaser hereby acknowledges and agrees to be bound and obligated to comply with the 
design guidelines attached hereto as Schedule “A.” 

18. Governing Law.  This offer and the Agreement which will result 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. 

19. Contractual Rights.  This offer and the Agreement which results from its acceptance create contractual rights only 
and not any interest in land.  The Purchaser will acquire an interest in land 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 
Agents and salespersons described in the Agency Disclosure Addendum that forms a part of this Agreement, the real 
estate boards of which those Agents and salespersons are members and, if the Strata Lot is 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 Agreement; 

(ii) to facilitate the completion and management of the Development including the transfer of management 
of the Development to a property manager; 

(iii) 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; and 

(iv) to disclose such personal information to the Vendor's affiliates, assignees, business partners, bankers, 
lawyers, accountants and other advisors and consultants in furtherance of any of the foregoing purposes; 

b) 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 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; 

c) for enforcing codes of professional conduct and ethics for members of real estate boards; and 

d) for the purpose (and to the recipients) described in the brochure published by the British Columbia Real 
Estate Association entitled Working with A Real Estate Agent. 

21. Notices and Tender.  Any notice to be given to the Purchaser will be sufficiently given if either deposited in any 
postal receptacle in Canada addressed to the Purchaser at the Purchaser's address set out above, or the Purchaser's 
Solicitors at their offices, and sent by regular mail, postage prepaid, or if delivered by hand or if transmitted by 
electronic mail (“email”) or facsimile (“fax”) to the Purchaser's Solicitors at their office, or to the Purchaser at the email 
address or fax number set out above.  Such notice shall be deemed to have been received if so transmitted by email 
or fax to the Purchaser, on the date of delivery as set out on the notice, and if mailed, on the second business day 
(exclusive of Saturdays, Sundays and statutory holidays) after the postage stamp date of such mailing.  The civic 
address, email address and fax number (if any) for the Purchaser will be as set out above, or such other email address 
or fax number the Purchaser has last notified the Vendor in writing, which updated records shall be required to be 
provided by the Purchaser to the Vendor or its Agents until the Completion Date, under the terms of this Agreement.  
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 
shall be deemed to have been received, as provided for in the preceding provisions of this Section, mutatis mutandis.  
Any documents or money to be tendered on the Vendor shall be tendered by way of certified funds or bank draft and 
shall be delivered at the Purchaser's expense to the Vendor or the Vendor's Solicitors. 
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22. Residency of Vendor.  The Vendor represents and warrants to the Purchaser that it is a resident of Canada within 
the meaning of the Income Tax Act of Canada. 

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 shall be deemed to have been given at the same time to each other such 
party. 

24. Execution of Counterparts and by Electronic or Facsimile Delivery.  This Agreement may be executed by the 
parties in counterparts or transmitted by email or fax, or both, and if so executed and delivered, or if so transmitted 
electronically or by facsimile, or if so executed and transmitted, this Agreement will be for all purposes as effective as 
if the parties had executed and delivered to one another single original agreement. 

25. Further Assurances.  The parties hereto shall do all further acts and things and execute all such further assurances 
as may be necessary to give full effect to the intent and meaning of this Agreement. 

26. Addendum.  The Addendum(s) attached hereto and signed by the Vendor and Purchaser forms part of this 
Agreement. 

27. Assignment of Surplus.  Should the strata corporation accrue a surplus prior to the first annual general meeting, 
the Purchaser hereby assigns any re-payment from such surplus received from the strata corporation to the Vendor. 

28. Agency Disclosure.  The Vendor and Purchaser acknowledge having received, read and understood the brochure 
published by the British Columbia Real Estate Association entitled "Working With a Real Estate Agent" and 
acknowledge and confirm as follows: 

(a) The Vendor has an agency relationship with the Whistler Real Estate Company Ltd.  

(b) The Purchaser has an agency relationship with ___________ agent. 

(c) The Purchaser and Vendor have consented to a limited dual agency relationship with ____________________ 
,agent,  and  _____________ , salesperson,  having signed a Limited Dual Agency Agreement dated the _____ 
day of _____, 20__. 

N.B. If only subparagraph (a) has been completed the Purchaser is acknowledging no agency relationship. 

29. Acceptance.  This Offer will be open for acceptance on presentation up to 72 hours from the date of this Offer and 
upon acceptance by the Vendor signing a copy of this Offer, there will be a binding agreement of sale and purchase 
in respect of the Strata Lot for the Purchase Price, on the terms and subject to the conditions set out herein.   

THE PURCHASER HAS EXECUTED THIS AGREEMENT UNDER SEAL THIS                       DAY OF                                  
, 20    . 

WITNESS:   
 Print Name: 
 (as to all signatures) 

 
PURCHASER(S):   (SEAL) 
 
   (SEAL) 

The Purchaser’s offer to purchase contained herein is accepted by the Vendor at     a.m. / p.m. this      

 day of  , 20___. 

580049 B.C. LTD. 

 
Per:  
  Authorized Signatory  
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ADDENDUM 

"Vendor" 580049 B.C. LTD. 

  

"Purchaser"              
 

   
 
      

 
  

 
"Property" Proposed Strata Lot ______ (the “Strata Lot”); Unit No. _______ to be constructed in a 

development to be known as “THE RIDGE at PEMBERTON” (the “Development”), and 
created by the filing of a Strata Plan over property known as Parcel Identifier 030-259-
045 Lot A District Lot 211 Lillooet District Plan EPP74427 (the “Property”).   

 
 
Further to the Agreement of Purchase and Sale dated _____________ (the “Agreement”) entered into 
between above-described parties covering the above-described Property, the Vendor and Purchaser agree 
as follows: 

1. SUBJECT to the Purchaser obtaining financing on terms satisfactory to the Purchaser on or before 
_________________. This clause is for the sole benefit of the Purchaser and may be waived or removed 
by the Purchaser unilaterally. 

2. ________________________________________________________________________________
____________________________________________________________________________________
____________________________________________________________________________________
____________________________________________________________________________________  
 
All other terms and conditions contained in the Agreement and any Addendums thereto shall remain in full 
force and effect, and time remains of the essence hereunder. 

DATED ________________________ 
 

  
Witness 
 

 
  (SEAL) 
Purchaser 

  
Witness 

  (SEAL) 
Purchaser 

 
DATED ______________________________ 
 
ACKNOWLEDGED AND AGREED TO BY: 
 
580049 B.C. LTD. 
Per: 
 
______________________________________ 
Vendor 



PO Box 100 
7400 Prospect St. 

Pemberton 
British Columbia 

CANADA 
V0N2L0 

P. 604.894.6135 
F. 604.894.6136 

www.pemberton.ca 

March 18, 2016 

Cam McIvor 
Agent for 580049 BC Ltd. 
Box 494 
Pemberton, BC 
V0N 2L0 

Dear Cam: 

Re:  Tentative Approval Letter 
580049BC Ltd. – Village File No. SO62 

Please accept this correspondence as a Tentative Approval Letter (TAL) with 
conditions for the Phase One subdivision of lands legally described as follows:

• Lots 2 & 3, District Lot 211, Lillooet District, Plan EPP21848

The lands referred to in this conditional approval are known as the “subject lands”. 
The 580049BC Ltd. Phase One subdivision application proposes forty-five (45) bare 
land strata lots. Forty-four (44) of the lots are for single family residential use, and one 
(1) lot will be for a common property neighbourhood park. The Proposed Subdivision 
Concept is generally illustrated in Appendix A. 

This TAL provides the list of conditions that shall be fulfilled to the satisfaction of the 
Approving Officer prior to final subdivision approval. The Proposed Subdivision 
Concept (Appendix A) and the Conceptual Servicing Design Brief in Appendix B 
should be referenced in addressing the following conditions of approval. 

Tentative Approval Conditions

1. Development Permits

The subject lands are subject to Development Permit Approval for Environmental 
Protection, Land Constraints, and Form and Character of Intensive Residential 
Development. All applicable Development Permits shall be issued by the Village 
before subdivision approval, and all works shall conform to the requirements of 
the Development Permits. 

2. Legal Surveys

The appropriate legal instruments and plans must be prepared prior to final 
subdivision approval. 

SCHEDULE "H"
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3. Section 219 Covenant 

 
The Section 219 Covenant CA2723154 (the ‘Land Development Agreement’, 
attached as Appendix C), which was registered on the title of the subject lands on 
2016-01-16 as a condition of the rezoning, requires that certain amenities be 
provided or secured prior to releasing development rights in phases. The following 
amenities are required prior to final approval of the Phase One subdivision: 

 
 Green Energy Plan 
 Pedestrian and Bicycle Trail Plan 
 Municipal Service Plans 
 Voluntary Community Amenity Contribution 
 Traffic Calming Measures 
 Improvements to Highways 
 Transit Stop(s) 
 Solid Waste Management Plan 

 
4. Park Dedication 

 
Park dedication pursuant to Section 941 of the Local Government Act has been 
satisfied by the dedication of Lot E as secured by Covenant CA2723154 (the ‘Land 
Development Agreement’, attached as Appendix C) and the Three Year Recreation 
Lease and Offer to Purchase Agreement (attached as Appendix D); provided Lot E 
is transferred to the Village of Pemberton at the time of subdivision. 

 
As an alternative to the dedication of Lot E, cash in lieu or alternative Park 
Dedication lands are to be provided by the applicant and approved by Council, prior 
to subdivision approval.  

 
5. Environmental Impact  

 
As a condition of subdivision approval, a Qualified Environmental Professional shall 
be required to undertake an Environmental Assessment of the subject lands. A 
Riparian Area Regulations (RAR) assessment of the property must be undertaken to 
confirm any watercourses that may be present onsite and establish appropriate 
setbacks. This report should also include any implications and required mitigation 
strategies relating to the development. The RAR submission is to be submitted 
online via the RAR notification system for review by the Village’s Environmental 
Consultant, Fisheries and Oceans Canada and the Ministry of Environment. Please 
note that it is the applicant’s responsibility to maintain compliance with all Provincial 
and Federal regulations and guidelines, including the Wildlife Act and the Fisheries 
Act. 

 
6. Geotechnical Study 

 
The Applicant is to submit a Geotechnical Report for review by the Village’s Engineer 
that addresses the stability and suitability of the proposed works for the intended 
purposes 
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The Study must address any requirements or conditions to construct on the 
proposed lots and roads. This includes providing any conditions of construction on 
any lot so as to not affect the stability of the adjoining lots. It could also address, as 
applicable housing design to suit the topography (e.g. terracing), lot grading and 
driveway grades. 

 
The Geotechnical Report and accompanying plans are to be signed and sealed by a 
Professional Engineer/Geoscientist licensed to practice in the Province of British 
Columbia, and will show any works and measures to be carried out to satisfy that the 
proposed lots and roads are suitable for residential use. The report must also identify 
a satisfactory building envelope which meets geotechnical requirements and the 
Village of Pemberton Zoning Bylaw No. 466, 2001 regulations for each lot. 

 
The Professional Engineer shall: 

 
(i)  certify that the works and means detailed in the plans shall be sufficient to 
achieve these objectives; 

(ii) attest that she/he will supervise and has been authorized by the developer to 
supervise the carrying out of such works and measures to ensure that they area 
carried out in accordance with the said plans and the terms required; and 

(iii) upon completion of the said works and measures and prior to issuance of any 
building permit, certify that all works and measures have been carried out in 
accordance with the said plans. 

 
After the Village Engineer has determined that the Report is acceptable, the 
applicant will be required to prepare restrictive covenants addressing any site-
specific geotechnical requirements. For proposed lots that would require further 
geotechnical study in order to specify how to mitigate geotechnical hazard to safely 
use the land as intended, 'no build' covenants will be required. 

  
7. Works and Services 

 
Design of all required on-site and off-site Works and Services shall be in accordance 
with the Village of Pemberton Subdivision and Development Control Bylaw No. 677, 
2011. including the Strata Standards in Section 5.4, where applicable. 
 
An acceptable registered professional engineer shall undertake design, preparation 
of construction drawings and preparation of cost estimates for Village approval.  
Professional certification of all constructed Works and Services of this project is 
required. 
 
The Applicant shall enter into a Servicing Agreement with the Village, and shall 
provide detailed Construction Cost Estimates as required in the Subdivision and 
Development Control Bylaw No. 677, 2011. The Applicant is responsible for the cost 
of design and installation of all works and services for the Phase One development.  
 
The Applicant shall provide all necessary right of ways or easements plans 
necessary for the approved site servicing works.  
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8. Water Supply and Distribution 
 

The Applicant will provide a water system in accordance with the Village of 
Pemberton Subdivision and Development Control Bylaw No. 677, 2011, including a 
pump-station, water storage reservoir, meter chamber, supply and distribution piping, 
and any other appurtenances required as part of the water system. Review and 
approval of the proposed water system by Village Engineer and Vancouver Coastal 
Health prior to subdivision is required. 

 
The Applicant shall confirm the feasibility of the proposed connection location to the 
Village water system at the intersection of Pemberton Farm Road East and 
Pinewood Drive. If that location is not feasible, the Applicant will be responsible for 
proposing an alternate connection that conforms to Village requirements and shall be 
responsible for the construction of any necessary offsite works and services.  

 
The Applicant is responsible for all costs associated with connection to the Village 
water system that are required for servicing of the proposed Phase One subdivision. 
Any over-sizing of works required for service to other developments will be subject to 
cost-recovery through latecomer agreements or other acceptable financing 
arrangements. 

 
After completion of construction, the water system identified a public infrastructure 
and within public right-of-ways will become property of the Village, and will be 
operated and maintained by the Village. The Applicant will provide the Village with a 
registered right-of-way to provide access to any of these works within the strata 
development that the Village requires for operation and maintenance of the works.  
The onsite strata water system shall be linked to the municipal supply with a metered 
connection. 

 
9. Sanitary Sewage Collection and Disposal 

 
The Applicant will provide a sanitary sewage collection and disposal system in 
accordance with the Village of Pemberton Subdivision and Development Control 
Bylaw No. 677, 2011, including a sewage pump-station, a gravity sewage collection 
piping and sewage forcemain piping.  

 
The Applicant shall confirm the feasibility of the proposed connection location to the 
Village sewer system at the intersection of Pemberton Farm Road East and 
Pinewood Drive. If that location is not feasible, the Applicant will be responsible for 
proposing an alternate connection that conforms to Village requirements.  

 
Any off-site upgrading of the existing Village sanitary system necessary for servicing 
of the proposed subdivision, including the wastewater treatment plant and forcemain 
piping to the plant, shall be the responsibility of the Applicant. 

 
The Applicant is responsible for all costs associated with connection to the Village 
sewer system that are required for servicing of the proposed subdivision.  Any over-
sizing of works required for service to other developments will be subject to cost-
recovery through latecomer agreements or other acceptable financing arrangements.  
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After completion of construction, the off-site sanitary system identified a public 
infrastructure and is located within public right-of-ways will become property of the 
Village, and will be operated and maintained by the Village. The on-site sanitary 
system will become the property of the Strata Corporation, and will be operated and 
maintained by the Strata Corporation. 

 
10. Stormwater Management 

 
The Applicant shall prepare a Comprehensive Stormwater Management Report in 
accordance with the Village of Pemberton Subdivision and Development Control Bylaw 
No. 677, 2011. The Report will address the following items: 

 
 improvements to Highways; 
 capacity calculation of stormwater runoff from onsite and all offsite drainage 

with regards to all existing and proposed facilities affected; 
 inclusion of drainage facilities that provide stormwater treatment (such as bio 

swales if supported by geotechnical analysis) and oil and grit separators.  Such 
facilities would be supported by LEED principles; 

 stormwater infiltration systems to be designed and proven through geotechnical 
investigation illustrating sufficient ground water infiltration throughout the year 
(including times of elevated water table); 

 utilization of Lot E or alternate plan as required for stormwater detention. 
 

11. Roadworks and Access 
 

Roadworks and access are to be designed and constructed in accordance with the 
Village of Pemberton Subdivision and Development Control Bylaw No. 677, 2011. Any 
variances to the Bylaw shall be approved by Council.  

 
A Traffic Impact Study must be prepared to the satisfaction of the Approving Officer. 
Any recommendations in the Study requiring upgrading of the road infrastructure will 
be required as a condition of subdivision. 

 
The Applicant shall provide for acceptable emergency access to the property to the 
east. The Applicant shall provide an acceptable access service road to the proposed 
water storage reservoir. 

 
The on-site road and lanes will be Strata property, and will be maintained by the Strata 
Corporation. Design of these roads will conform to Section 5.4 Strata Development 
Standards of the Village of Pemberton Subdivision and Development Control Bylaw 
No. 677, 2011.  

 
Offsite road improvements will be constructed by the Applicant, and maintenance will 
be the responsibility of the Village after the works are accepted. 

 
12. Pedestrian and Bicycle Connectivity 

 
The Applicant will provide a Pedestrian and Bicycle Trail Plan acceptable to the 
Approving Officer. The Applicant will be responsible for costs of construction of the 
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approved works, and shall provide suitable tenure (i.e., an easement to permit public 
access) for any Pedestrian and Bicycle works located within the Strata development.  

 
13. Power, Telephone and Streetlighting 

 
The Applicant shall provide underground power and telephone services onsite and 
overhead services offsite.  

 
The Applicant shall provide ornamental streetlighting to dark sky standards to minimize 
pollution.   

 
14. Pemberton Valley Dyking District 

 
The Applicant shall satisfy the requirements of the Pemberton Valley Dyking District, 
including the requirement that post-development stormwater flows not exceed pre-
development levels. 

 
15. CN Rail 

 
The Applicant shall satisfy the requirements of CN Rail identified in the Section 219 
Covenant 2723154 (the ‘Land Development Agreement’, attached as Appendix C), 
including upgrading of the rail crossing and installation of fencing.   

 
16. Ministry of Transportation and Infrastructure 

 
Any applicable requirements of the Ministry of Transportation and Infrastructure shall 
be satisfied. 

 
17. Lil’wat Nation  

 
There is a legal obligation to consult with, and where appropriate, accommodate the 
aboriginal title and rights of the Lil’wat Nation. The Applicant shall demonstrate to the 
Village that he has fulfilled this obligation prior to approval of the subdivision. 

 
18. Final Design Drawings 
 
A qualified Professional Engineer shall prepare and submit design drawings (based on 
the Village’s servicing requirements as in part stipulated by the modeling).  The 
Applicant shall prepare (though the engineer) for approval at the time of subdivision, a 
formal evaluation of servicing works for off-site improvements including not only water 
and sanitary servicing but also utilities, roads, drainage and other required 
improvements.  This package shall be submitted to the Approving Officer for 
evaluation and further include the following: 

 
 sanitary catchment plan complete with calculations and expected pipe inverts; 
 water system plan complete with all expected fixtures (fire hydrants, air valves, 

etc, if applicable) and load calculations;  
 Fire Underwriters Survey fire flow calculation sheet under a Professional 

Engineer’s seal; 
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 Proposed offsite works in AutoCAD for each utility; 
 Preliminary ground elevations within the development. 

 
Final design drawings shall be approved by the Approving Officer and any other 
affected agencies, prior to subdivision. 

 
19. Cost Estimates 

 
Given acceptance of the proposed works and services, a detailed construction cost 
estimate will be required by the Approving Officer and will form as the basis for the 
Servicing Agreement and any bonding requirements.   

 
Final design drawings shall be approved by the Approving Officer and any other 
affected agencies, prior to subdivision.  A final construction cost estimate for utilities 
that will be municipally owned at the conclusion of the project shall be provided for 
review and acceptance by the Village. 

 
20. Subdivision Servicing Agreement 

 
The Applicant will be required to enter into a Servicing Agreement prior to subdivision 
with the Village for all site improvement works as outlined in the current Subdivision 
and Development Control Bylaw No. 677, 2011, including the following requirements: 
  
 deposit of a administration fee and payment of any related connection fees; 
 compliance with all conditions of the Subdivision and Development Control 

Bylaw No. 677, 2011, and other pertinent requirements that may be specified. 
 

Subdivision Servicing Agreement and Security for all public infrastructure 
improvements shall be approved by the Village and any other affected agencies, prior 
to subdivision. 

 
21. Development Cost Charges 

 
The Development Cost Charge Bylaw No. 723, 2013 shall apply to this subdivision. A 
forty-four (44) lot, Single Family, bare land strata subdivision would be required to pay 
a total of $235,704.92 (based on a charge of $5,356.93 per Single Family lot) pro-rated 
per phase.  

 
Payment of Development Cost Charges is a condition of Final Subdivision Approval. 

 
22. Taxes and Processing Fees 

 
Any outstanding application processing fees, registration fees, taxes and Development 
Cost Charges need to be paid prior to subdivision approval.   
 
23. Approval Requirements 
The Approving Officer, upon acceptance of the final plan of subdivision for approval 
will require three (3) paper prints and one (1) electronic version (PDF) of the Plan of 
Subdivision for the Village’s records.  
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24. State of Title Certificate 
 

A current (within 30 days) State of Title Certificate will be required to be submitted with 
the subdivision plan for final approval. Please note these comments have been 
prepared without reviewing a copy and as such additional subdivision conditions may 
be imposed after reviewing the title.      

 
25. Capital Asset Inventory Form 

 
Upon completion of the subdivision, a Capital Asset Inventory Form will be required to 
be completed by a Professional Engineer.  

 
This Tentative Approval Amendment shall not in any way be construed as final subdivision 
approval as required under the Land Title Act and the Local Government Act.  Tentative 
Approval is valid for 12 months (to the date of this letter) and may be extended subject to 
any amendments a request in writing for an extension will be considered by the Approving 
Officer. For a further 12 months for a fee prescribed by Bylaw. The terms and conditions of 
this Tentative Approval Amendment are based on the Subdivision Layout attached as 
Appendix A and are valid until March 18, 2017. 

 
The above comments do not necessarily represent a complete list of the development 
requirements.  Should the Applicant proceed with this concept, additional requirements 
may be imposed.   
 
I trust the foregoing will be of assistance as you proceed with this subdivision. Should you 
have any questions, please do not hesitate to call me at 604-894-6135, ext. 240.   
            
Yours truly,  
VILLAGE OF PEMBERTON 

 

 
Tim Harris 
Approving Officer  
 
cc:   Nikki Gilmore, Chief Administrative Officer  

Graham Schulz, ISL Engineering and Land Services  
Lisa Pedrini, Planner 
Robert Grossman, Fire Chief  
 

Attachments: Appendix A – Proposed Phase One Subdivision Layout, 2015-12-10 
 Appendix B - Conceptual Servicing Design Brief 
 Appendix C - Section 219 Modified Covenant CA2723154, dated 2016-01-16 

 Appendix D – Lease and Option to Purchase Agreement, dated 2012-07-19 
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DATE: December 9, 2015 File: 580049BC Development 
 

TO: Cam McIvor, Agent for 580049 BC Ltd. 
 

FROM: Grant Campbell, P.Eng., Gilbey Engineering Services 
 

RE: Phase One Conceptual Servicing Design Brief 
 580049BC Development, Pemberton 
 

 

1. Introduction 
 
The 580049BC Development is a proposed residential development of single-family and 
multi-family townhouse properties. It is located within the boundaries of the Village of 
Pemberton, approximately 3.6-km east of the Village core, and 0.5-km north of the 
Pemberton Plateau development, as indicated in Figure 1. Phase One of this development 
consists of 44 single-family residential parcels along the north side of the development. 
 
This document is the Conceptual Servicing Design Brief for Phase One of the development. 
It describes the proposed servicing concept for connection of Phase One of the 
development to the Village of Pemberton infrastructure and the proposed method for 
stormwater management. All proposed works and services will conform to Village of 
Pemberton requirements and the requirements of any other authorities with jurisdiction.  
 

2. Site Description and Development Details 
 
Phase One of the proposed development will be accessed from Pemberton Farm Road 
East, and will yield 44 single-family Bare Land Strata parcels. The proposed subdivision 
concept is indicated in Figures 2 and 3.  This document has been prepared based on this 
development concept. 
 
The development is situated on Lots 2 and 3, Plan EPP21848, District Lot 211. Legal Plan 
EPP21848 is provided in Figure 4. The site is north of the CN Railway and Phase One is 
approximately 14-ha (35-acres) in size (gross site area including strata road and servicing 
corridors).   
 
The 580049BC development site is situated on a moderately sloping hillside generally facing 
south to southwest. It is mostly bounded by undeveloped land. To the north and east there 
is mixed forest cover consisting of mature and immature forest that has developed since 
prior logging operations.  The lands to the north are controlled by First Nations as part of the 
Transfer Lands arrangement. The lands to the east are proposed for development as 
Sunstone Ridge Development. The CN Railway forms the south boundary of the site, and 
beyond that can be found agricultural fields, forest cover, a gravel quarry, and wetlands. 
There is an intermittent watercourse called Ivey Creek that flows through the site, and a 
natural wetland area is located adjacent to the railway. Lot 5 is currently occupied as a 
residential property. An aerial photograph of the site is provided in Figure 5. A drawing of 
existing surface features and contours is provided in Figure 6, and a slope analysis is 
provided in Figure 7. 
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The site is mostly cleared as a result of construction associated with a Preliminary Layout 
Approval previously issued while the property was within the Squamish-Lillooet Regional 
District boundaries. Some of the roadworks for the previous development were constructed. 
Servicing for that subdivision was however never completed and the subdivision was not 
registered. The roadworks constructed for that subdivision have been incorporated into the 
current development layout. 
 
The proposed development details for the purpose of determining servicing capacities are 
summarized as follows: 
 

 Phase One: 44 Single-Family Parcels  
 
 Phases 2 and 3: 43 Single-Family Parcels and 45 Multi-Family Townhouse 

Parcels 
 
The servicing infrastructure will be designed to accommodate all three phases of the 
580049BC development, but only that infrastructure required for Phase One will be 
constructed during the Phase One development.  

 

3. Roadworks and Access 
 
As illustrated in Figure 8, the proposed development site will be generally accessed from 
Highway 99 via Pemberton Farm Road East.  Pemberton Farm Road East is paved south of 
the CN rail crossing with an existing paved width of 7-m. North of the CN Rail crossing it is 
constructed with varying widths and a granular surface, and provides access to very limited 
development.  
 
The McKenzie Basin Forest Service Road is located within a 20-m wide public road right-of-
way, and branches off Pemberton Farm Road East approximately 250-m north of the CN 
Railway crossing. It provides limited access to areas north including Ivey Lake Estates and 
forest cut blocks. The Forest Service Road has been previously upgraded to a 10-m wide 
granular surface with rip-rap lined ditches, and has a maximum grade of 12%. 
 
Road A was partially constructed pursuant to a Preliminary Layout Approval issued for a 
subdivision while the property was within the Squamish Lillooet Regional District. That 
subdivision process however was not completed. Road A has been constructed with a 9-m 
wide granular surface and rip-rap ditches, and has a maximum grade of 12%.  
 
In order to preserve the rural nature of this development, it is proposed to construct the 
subdivision roads to a rural hillside standard. The proposed Phase One roadworks are 
illustrated in Figure 8, and typical road cross-sections are provided in Figures 9, 10 and 11.  
 
The offsite road north of the railway crossing will be upgraded to the Offsite Local Road 
standard, with 3.3-m wide paved traveled lanes, an adjacent 1.5-m wide paved walkway 
lane, and 0.5-m wide granular shoulders. Ditches and culverts will convey surface drainage, 
and are armoured as previously recommended by the geotechnical engineer to prevent 
erosion.  
 











 

TECHNICAL MEMORANDUM 
    

 

 

 
580049BC Phase One Conceptual Servicing Design Brief  page 3 of 5 

Road A that provides access to development parcels will be a Strata Road, and will be 
upgraded to the Onsite Strata Road standard, with 3.3-m wide paved traveled lanes, 0.5-m 
wide granular shoulders, and an 20-m wide right-of-way. Ditches and culverts will convey 
surface drainage, and are armoured as previously recommended by the geotechnical 
engineer to prevent erosion. The cul-de-sac bulb will have pavement and right-of-way radii 
of 15-m and 18-m respectively. 
 
The lanes within Phase One will be constructed to the Onsite Strata Lane standard, with 
3.0-m wide paved traveled lanes, 0.5-m wide granular shoulders, and a 10-m wide right-of-
way. Ditches and culverts will convey surface drainage, and will be armoured as required to 
prevent erosion. The cul-de-sac bulbs will have pavement and right-of-way radii of 9-m and 
12-m respectively. 
 
It is not proposed to upgrade Pemberton Farm Road East south of the railway as it is an 
existing paved road that does not provide direct driveway access to development parcels.   
 
The Traffic Impact Study prepared for Ravens Crest by Delcan in August 2011 investigated 
timing of improvements to the highway intersection and to the rail crossing. The scale, 
timing and configuration of development assumed in this Study have since changed. 
However, based on development levels in the Study, it appears that, for the currently 
proposed 580049BC development, no highway intersection improvements will be required, 
and upgrading of the railway crossing to bells and flashers is not required for the Phase One 
development. 
 

4. Pedestrian Circulation 
 
Pedestrian and bicycle circulation will be provided for in this development. Due to the 
expected low volume of pedestrian and bicycle traffic, and the rural nature of the 
development, urban style separated concrete walkways are not proposed. The proposed 
pedestrian circulation concept is indicated in Figure 12. 
 
Pemberton Farm Road East north of the CN Railway will be upgraded to include a dedicated 
1.5-m wide paved walkway. This walkway will be constructed adjacent to the travelled 
vehicle lane as indicated in Figure 9. 
 
The Onsite Strata Road and Lanes will not have a dedicated walkway due to the expected 
low vehicle and pedestrian volumes. The roadway will be shared between vehicles, 
pedestrians, and bicycles. Similarly, the existing section of Pemberton Farm Road East 
south of the CN Railway that is not proposed for upgrading will be shared between vehicles, 
pedestrians, and bicycles. 
 
Gravel trails will be constructed as shown in Figure 12 to provide pedestrian and bicycle 
connections to adjacent offsite trails. Between Road A cul-de-sac and the water storage 
reservoir, the trail connection will also provide vehicular access to the water storage 
reservoir site. 
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5. Water Services and Fire Protection 
 
At this time, there are no municipal water services adjacent to the site. The nearest location 
for Village of Pemberton municipal water service is at the Pemberton Plateau development. 
 
It is proposed to connect to the municipal water system at the intersection of Pemberton 
Farm Road East and Pinewood Drive. A supply watermain will extend from this location to a 
pump-station located north of the railway crossing. The water will then be pumped through a 
dedicated supply watermain to a water storage reservoir at the north-east corner of the 
development site. This reservoir will provide water to development parcels through a 
network of distribution watermains. The water servicing concept is illustrated in Figure 13. 
 
At this time, the size of supply watermains is estimated to be 100-mm diameter, the size of 
distribution watermains is estimated to be 200-mm diameter, and the reservoir is estimated 
to have a capacity of 887-cu.m. with a top-water level of 351-m. Sizing of infrastructure will 
be confirmed during the detailed design process through water system computerized 
modeling. The reservoir and watermains will be sized to service all three phases of the 
580049BC development. 
 
Watermain alignments will be curved to match road alignments subject to joint deflection 
limitations. Servicing right-of-ways or easements will be provided as required where pipes 
are not within road right-of-ways. 
 
Two new pressure zones will be established such that operating pressures at peak demand 
times will range from 44-psi to 140-psi. One pressure reducing station will be required on 
Road A. The pressure zones and pressure reducing station location are shown in Figure 13. 
 
Individual 25-mm diameter water services will be provided to each single-family property. 
Fire hydrants will be provided in accordance with Fire Underwriter Society and Village of 
Pemberton requirements. 
 
Once the water system is constructed, it is proposed to transfer ownership of and 
operational responsibility for the water system to the District of Pemberton. Appropriate 
easements will be registered as required to enable the Village to own and operate the water 
system.  
 

6. Sanitary Sewer Services 
 
At this time, there are no municipal sanitary sewer services adjacent to the site. The nearest 
location for Village of Pemberton municipal sanitary sewer service is at the Pemberton 
Plateau development. 
 
It is proposed to connect to the municipal sanitary sewer system forcemain at the 
intersection of Pemberton Farm Road East and Pinewood Drive. A sewer forcemain will 
extend to this location from a sewage pump-station located north of the railway crossing.  
Gravity sewermains will convey sewage from the individual development parcels to the 
pumpstation. Individual 100-mm diameter service connections will be provided to each 
single-family property. The sanitary sewer servicing concept is illustrated in Figure 14. 
 







 

TECHNICAL MEMORANDUM 
    

 

 

 
580049BC Phase One Conceptual Servicing Design Brief  page 5 of 5 

Once the sewer system is constructed, it is proposed to transfer ownership of and 
operational responsibility for the offsite sewer system (pumpstation, forcemain and gravity 
sewers within public road right-of-ways) to the District of Pemberton. Ownership and 
responsibility for maintenance of onsite sewers will be the responsibility of the Strata 
Corporation.  
 

7. Stormwater Management 
 
An integrated stormwater management regime is proposed to manage stormwater flows on 
the site so that post-development peak stormwater discharge is limited to pre-development 
levels. This will be achieved through implementation of stormwater Best Management 
Practices and Low Impact Development principles.  
 
Minimizing impervious surfaces is a key priority for management of stormwater runoff. In this 
regard, pavement widths will be kept at a minimum, and individual parcel sizes will be 
relatively large in comparison to those typically found in urban areas.  
 
Stormwater run-off will generally be collected in the roadside ditch system, and discharged 
to existing ditches or natural drainage channels as indicated in Figure 15.  Roof gutters will 
not be connected to a piped storm sewer system and will instead discharge to an on-site 
disposal system. Soak-away pits will be utilized for perimeter drains. Existing wetlands 
adjacent to the site will be used to detain or retain stormwater to ensure that post-
development flows are limited to predevelopment levels. 
 
During detailed design, proposed culvert sizing will be determined, and adequacy of existing 
culverts will be confirmed. Upstream tributary areas will be identified and incorporated into 
the stormwater analysis in the Stormwater Management Plan. 
 
To prevent erosion from stormwater flows, ditches with steep gradients will be armoured 
with rip-rap material as previously recommended by a geotechnical engineer. The ditches 
along Strata Road A and the offsite road were previously armoured. Ditches on proposed 
Strata Lanes will be armoured as required. In addition, disturbed areas subject to erosion 
from stormwater will be revegetated as required. 
 
A comprehensive Stormwater Management Plan detailing the specifics of stormwater 
management will be provided to the Village during the detailed design phase of this 
development. 
 

8. Power, Telephone and Streetlighting  
 
Underground power and telephone services will be provided for this subdivision. 
Streetlighting will be ornamental to match the adjacent Sunstone Ridge development, and 
will be designed to Dark Sky standards. 
 
 

 
Grant Campbell, P.Eng. 
Gilbey Engineering Services 



































































PO Box 100 
7400 Prospect St. 

Pemberton 
British Columbia 

CANADA 
V0N2L0 

 
P. 604.894.6135 
F. 604.894.6136 

 

www.pemberton.ca 

June 16, 2017 

 
 

Cam McIvor 
Agent for 580049 BC Ltd. 
Box 494 
Pemberton, BC 
V0N 2L0 

 
 

Dear Cam: 
 

Re:  Tentative Approval Letter 580049BC Ltd. – Village File No. SO62 – 
Extension Request 

 
Please accept this correspondence as an extension to the Tentative Approval Letter 
(TAL) with conditions dated March 14, 2016 for the Phase One subdivision of lands 
legally described as follows: 

 

 Lots 2 & 3, District Lot 211, Lillooet District, Plan EPP21848 
 

All conditions of the previous TAL shall be fulfilled to the satisfaction of the Approving 
Officer prior to final subdivision approval. Approval is valid for an additional 12 months 
March 14, 2018 and may be extended again subject to a request in writing for an 
extension to be considered by the Approving Officer and payment of the non-
refundable renewal fee of $100, as per Bylaw No. 725, 2013.  
 
The previous comments contained in the TAL dated March 14, 2016 do not 
necessarily represent a complete list of the development requirements.  Should the 
Applicant proceed with this concept, additional requirements may be imposed.   

 
Should you have any questions, please do not hesitate to call me at 604-894-6135, 
ext. 240.           
    
Yours truly,  
VILLAGE OF PEMBERTON 
 

 
 
Tim Harris 
Approving Officer  

 
cc:   Nikki Gilmore, Chief Administrative Officer  

Graham Schulz, ISL Engineering and Land Services  
Lisa Pedrini, Planner 
Robert Grossman, Fire Chief   
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By incorporating your electronic signature into this form you are also incorporating 
your electronic signature into the attached plan and you 
(a)  represent that you are a subscriber and that you have incorporated your 
electronic signature to the attached electronic plan in accordance with section 
168.73 (3) of the Land Title Act, RSBC 1996 c.250; and 
(b)  certify the matters set out in section 168.73 (4) of the Land Title Act, 
Each term used in this representation and certification is to be given the meaning 
ascribed to it in part 10.1 of the Land Title Act. 

1. BC LAND SURVEYOR: (Name, address, phone number)

    Surveyor General Certification [For Surveyor General Use Only] 

2. Control Number: PLAN IDENTIFICATION:

Plan Number:

This original plan number assignment was done under Commission #: LTO Document Reference: 

3. CERTIFICATION:   Form 9   Explanatory Plan   Form 9A 

(YYYY/Month/DD)      The checklist was filed under ECR#: 

(YYYY/Month/DD) 

(YYYY/Month/DD) 

The field survey was completed on: 

The plan was completed and checked on: 

I am a British Columbia land surveyor and certify that 

this plan was completed and checked on: 

that the checklist was filed under ECR#: 

and that the plan is correct in accordance with Land Title Office records. 

    None   Strata Form S I am a British Columbia land surveyor and certify that the buildings included in this strata plan have not been previously 

occupied as of (YYYY/Month/DD) 
      None   Strata Form U1    Strata Form U1/U2 

I am a British Columbia land surveyor and certify that the buildings shown on this strata plan are within the external boundaries of the land 
that is the subject of the strata plan 
Certification Date: (YYYY/Month/DD) 

I am a British Columbia land surveyor and certify: 

1. That the buildings shown on this strata plan are within the external boundaries of the land that is the subject of the strata plan subject to clause 2
of this endorsement 
2. That certain parts of the buildings are not within the external boundaries but appropriate and necessary easements of other interests
are registered as set out in section 244 (1)(f) of the Strata Property Act. 
Registered Charge Number(s): 

Certification Date: (YYYY/Month/DD) 

Arterial Highway  I am a British Columbia land surveyor and certify that I am authorized by the Minister of Transportation and Infrastructure under 
 section 44.1 of the Transportation Act  to show certain lands identified on this plan dedicated as Arterial Highway. 

4. ALTERATION: LTO Document Reference: 

This is an alteration to a previous version of this plan identified by control number: 

DESCRIPTION OF ALTERATION:  SEE SCHEDULE 

Remainder Parcel (Airspace) I am a British Columbia Land Surveyor and certify that no portion of the parcels or dedications created on this plan 
overlap vertically, that is, lie above or below any portion of the Air Space parcels on Air Space Plan 

SCHEDULE "I"
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AGENCY AGREEMENT 

THIS AGREEMENT dated for reference as of the 21 day of June, 2017. 

BETWEEN: 

THE OWNERS, STRATA PLAN “The Ridge at Pemberton – 
Strata Plan TBD” 
a Strata Corporation constituted under the laws of British 
Columbia and having its address at: Pemberton, B.C. 

(hereinafter called the “Strata Corporation”) 

OF THE FIRST PART 

AND: 

WRM Strata Management & Real Estate Services Ltd.,  
a company incorporated under the laws of the Province of British 
Columbia with offices at 202- 1410 Alpha Lake Rd.,  
Whistler, B.C., V0N 1B1 

(hereinafter called the “Agent”) 

OF THE SECOND PART 

WHEREAS: 

A. The Strata Corporation is responsible for the control, management, maintenance and 
administration of the common property and common assets of the Strata Corporation and 
all personnel, operations, business and all things and activities comprising or associated 
with or carried on in the Strata Plan. 

B. The Agent has agreed to provide certain services to the Strata Corporation. 

SCHEDULE "J"
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C. The Strata Corporation has agreed to contract with the Agent for the purposes of 
providing services described herein. 

WITNESS THEREFORE that in consideration of the sum of Ten ($10.00) Dollars now paid by 
each party to the other (the receipt and sufficiency whereof is by each hereby acknowledged) and 
in consideration of the mutual promises contained herein, the parties agree, one with the other, as 
follows: 

Definitions 

1. In this Agreement, the following terms shall have the following meanings: 

1.1 “Act” means the Strata Property Act and amendments thereto and any regulations 
adopted pursuant to the Act; 

1.2 “Agent” means the strata property agency brokerage described on page 1 hereof; 

1.3 “Agent’s Fees” means the fees payable to the Agent pursuant to Clause 5.2 of this 
Agreement; 

1.4 “Agreement” means this agreement, including Schedule A, Schedule B and any other 
schedules attached hereto, and any amendments thereto; 

1.5 “Bylaws” means the bylaws adopted by the Strata Corporation and in effect from time to 
time; 

1.6 “HST” means the Harmonized Sales Tax and/or the Goods and Services Tax as may be 
applicable under the Excise Tax Act, Provincial Sales Tax as may be applicable under the 
Provincial Sales Tax Act and any other applicable tax in replacement or substitution 
therefor that is applicable to the services provided under this Agreement; 

1.7 “Laws” means all applicable restrictive covenants, zoning ordinances and building codes, 
health, environmental and safety laws and regulations, and other federal, provincial and 
other laws, statutes, ordinances, rules, regulations, orders and court decisions; 

1.8 “Meetings” means all meetings of the Strata Corporation and Strata Council, including 
the annual general meeting, special general meeting, committee meetings, arbitrations 
and mediation hearings, court hearings, or other meetings requiring the Agent’s 
attendance pursuant to this Agreement; 

1.9 “Owners” means the owners of strata lots included in the Strata Plan; 

1.10 “RESA” means the Real Estate Services Act and amendments thereto and any regulations 
or rules adopted pursuant to the Real Estate Services Act; 
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1.11 “Rules” means the rules made pursuant to Sec. 125 of the Act from time to time; 

1.12 “Section” means a section of the Strata Corporation created pursuant to Part 11 of the 
Act; 

1.13 “Strata Corporation” means the strata corporation described on page 1 hereof; 

1.14 “Strata Council” means the strata council of the Strata Corporation; and 

1.15 “Strata Plan” means the strata plan filed in the Land Title Office that created the Strata 
Corporation. 

Exclusive Appointment 

2. Commencing on the Commencement Date set out in item 1 of Schedule A attached 
hereto, the Strata Corporation hereby appoints the Agent as its sole and exclusive Agent 
to provide strata agency services to the Strata Corporation upon the terms and conditions 
herein contained, and the Agent agrees to serve the Strata Corporation in that capacity in 
a faithful, diligent and honest manner, subject to the direction of the Strata Council and 
the terms of this Agreement. 

Agent’s Agreement 

3. The Agent hereby covenants and agrees with the Strata Corporation as follows: 

General 

3.1 Agent Services - To furnish the services of the Agent as agent for the Strata Corporation 
in assisting the Strata Council in managing the affairs of the Strata Corporation; 

3.2 Administration  - To assist in the administration of the common property and common 
assets of the Strata Corporation under the direction of the Strata Council; 

3.3 Strata Corporation’s Performance - To assist the Strata Council with the performance of 
all obligations required to be performed by the Strata Corporation pursuant to agreements 
entered into between the Strata Corporation and any other person, firm or corporation in 
respect of the affairs of the Strata Corporation; 

3.4 Staffing – To provide sufficient staff at the Agent’s expense in order to provide the 
Agent’s services hereunder.  The Agent may designate a representative of the Agent to be 
the principal contact person between the Agent and the Strata Corporation; 
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Financial 

3.5 Strata Fees - To receive and record in a timely fashion all strata fees, special levies, user 
fees, contributions to the contingency reserve fund, and other revenues and amounts due 
to the Strata Corporation; 

3.6 Unpaid Strata Fees  - To demand and attempt to recover from the Owners, all strata fees, 
contingency reserve fees, special levies or user fees and any and all other monies from 
time to time payable by such Owners to the Strata Corporation in any lawful manner 
howsoever and to make and agree to all just and reasonable abatements, payments and 
allowances in respect thereof; 

3.7 Non-Payment of Strata Fees - To take legal action at the expense of the Strata 
Corporation for and in the name of the Strata Corporation, to effect the collection of 
unpaid monthly strata fees, special levies, user fees, contributions to the contingency 
reserve fund and any other monies due to the Strata Corporation and to sign, file and 
deliver certificates of liens, receipts, certificates, or acknowledgements, all at the 
direction of the Strata Council; 

3.8 Annual Budget – To assist the Strata Council in budgeting the Strata Corporation revenue 
and expenditures and in determining the appropriate amount of contribution to be paid by 
each Owner towards operating expenses and the contingency reserve fund as required by 
the Act and in this regard to furnish annually, an estimate of revenues and expenses; 

3.9 Accounting Statement  - To provide the Strata Council with a monthly accounting 
statement of receipts, disbursements, expenses and charges; 

3.10 Bank Statement – To provide the Strata Council with a copy of each monthly bank 
statement for each trust account and a reconciliation of same within 6 weeks after the end 
of the month to which the statement relates; 

3.11 Expenditures – To sign cheques and to otherwise pay from the Strata Corporation’s funds 
in a timely fashion, all charges, expenses and outgoings whatsoever payable by, or 
chargeable to the Strata Corporation provided funds are available to make such payments 
and the Strata Council’s authorization is provided where required; 

3.12 Payroll Accounts – To provide payroll accounting for Strata Corporation employees, if 
necessary, either directly or through a third party service provider and to charge a fee for 
such services in the amount set forth in item 1 of Schedule A; 

3.13 Strata Corporation’s Monies - To deposit all receipts of the Strata Corporation into the 
appropriate trust account or accounts in accordance with the provisions of RESA, such 
trust accounts to be separate from the Agent’s corporate accounts and deposited with an 
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institution qualified to engage in the credit union, banking or trust business, and to 
withdraw funds from or transfer funds between such accounts as may be appropriate.  
The Agent may transfer such monies between accounts and pooled trust accounts as 
permitted by RESA and may invest the Strata Corporation’s funds as appropriate and as 
permitted under RESA and Sec. 95 of the Act; 

Trust Accounts 

3.14 Maintenance of Trust Accounts – To maintain at least one separate trust account in the 
name of the Strata Corporation, as further specified in item 3 of Schedule A attached 
hereto; 

3.15 Contingency Reserve/Special Levy Trust Accounts - If the Agent is to hold contingency 
reserve money or special levy money as specified in item 3 of Schedule A, to maintain 
separate trust accounts for the contingency reserve money and the special levy money; 

3.16 Statutory Review of Books - To keep full and detailed books and to make the books 
available for the annual review of books maintained by the Agent as required by the Real 
Estate Council of BC pursuant to RESA and to charge the fee specified in item 1 of 
Schedule B, whether or not the Strata Corporation’s books are in fact reviewed in whole 
or in part, pursuant to the statutory review; 

3.17 Strata Corporation’s Audit - To keep full and detailed books and if directed by the Strata 
Corporation, to arrange for an outside accountant to conduct an audit of the Strata 
Corporation’s books, at the Strata Corporation’s cost; 

3.18 Signing Authority – To ensure that the signing authority of the Agent for the operating 
fund trust account and/or pooled trust accounts includes at least one managing broker of 
the Agent.  If contingency reserve and/or special levy trust accounts are maintained, two 
signing authorities shall be required for any transfer of funds, which signing authority 
may be any two of the following: a managing broker, a licensee, director, officer or 
accountant of the Agent; 

Meetings 

3.19 Meetings - To arrange for a representative of the Agent to attend at a mutually agreed 
time and date, up to the number of Meetings per year set forth in item 4 of Schedule A 
attached hereto.  It being understood however, that the Agent’s attendance over and 
above the number of Meetings specified in item 4 of Schedule A, or attending at any 
Meeting of a duration longer than the number of hours specified in item 5 of Schedule A, 
shall be mutually agreed upon by the parties and the Agent shall be entitled to charge the 
additional fees shown in Clauses 5.2(b) or 5.2(c) as applicable; 
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Strata Council 

3.20 Strata Council - To consult with and confer fully and freely with the Strata Council (in 
person at Meetings, or by telephone or email) on behalf of the Strata Corporation in the 
performance of any of the Strata Council’s duties and to act upon the resolutions of the 
Strata Council in so far as such resolutions do not conflict with the Act, RESA, any 
Laws, the Bylaws, the Rules or a direction given by the Strata Corporation;. The receipt 
by the Agent of written authorization of the Strata Council is sufficient authority for the 
Agent to so act; 

3.21 Assistance to Strata Council – To advise the Strata Council on the Act, and to advise the 
Strata Council of generally accepted practises throughout the strata agency industry.  
Such interpretation of the Act to be used by the Strata Council as a guide and shall not be 
regarded as legal advice; 

Records 

3.22 Records - To keep full and detailed records of the transactions of the Strata Corporation 
and to retain the records required to be maintained by Sec. 35 of the Act, including the 
owner registry (save and except any of the prescribed documents not provided to the 
Agent by the Strata Corporation and any other documents listed in Schedule B), if 
applicable, for such time as required by RESA or the Act, and to make available for 
inspection at the request of the Strata Corporation, all of the Strata Corporation’s 
documents, accounts and records which the Agent may have and to charge an hourly fee 
in the amount specified in item 6 of Schedule A for the supervision of the inspection of 
such records.  Any such material shall be made available to any Owner, after first 
receiving reasonable notice from the Owner in accordance with the Act, of their intention 
to inspect the records at the office of the Agent; 

3.23 Use and Disclosure of Strata Corporation Information and Personal Information of 
Owners – To collect, use and disclose information respecting the Strata Corporation, 
including personal information respecting any Owner for any and all purposes related to 
the management, maintenance and administration of the Strata Corporation and for such 
other purposes as are appropriate in connection with the performance of the duties of the 
Agent respecting the affairs of the Strata Corporation, including the provision of 
documentation and information as required by the Act to facilitate the sale of any strata 
lot which shall include its distribution to the Owner’s real estate licensees, potential 
purchasers, purchasers and their conveyancers, governmental authorities, Owners’ 
mortgagees or other authorized requestors in accordance with the Act; 

3.24 Owner/Tenant’s Registry – To maintain a registry of all Owners and tenanted strata lots; 
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3.25 Minutes – At the request of the Strata Council, to prepare minutes for Meetings at which 
the Agent is in attendance, and provide the minutes of Strata Council meetings and 
annual and special general meetings of the Strata Corporation pursuant to the terms and 
conditions of this Agreement and as prescribed by the Act;  

3.26 Correspondence and Forms – To receive and respond to all correspondence as directed by 
the Strata Council and to sign, file and deliver statutory forms including certificates, 
receipts, or acknowledgements, all at the direction of the Strata Council; 

Bylaws and Rules 

3.27 Bylaws and Rules – To familiarize itself with RESA, the Act and the Strata Corporation’s 
Bylaws and Rules; 

3.28 Bylaw and Rules Enforcement – To assist with the enforcement of the Bylaws and Rules 
and, if so directed by the Strata Council, take appropriate action including legal action to 
enforce or stop any breach or infraction of the Bylaws and Rules, at the expense of the 
Strata Corporation; 

3.29 Fines – To provide notice of fines upon the levying of fines by the Strata Council and 
provide follow up correspondence and initiate legal action as is necessary, at the direction 
and expense of the Strata Corporation; 

3.30 Liens – To complete, sign, file and remove liens against delinquent Owners in 
accordance with the Act and to provide follow up correspondence and initiate legal action 
as necessary, all at the direction and expense of the Strata Corporation.  The Agent may 
charge a fee for the administration involved or the collection of receivables as specified 
in item 2 of Schedule B and charge back such fee to the Owner;  

Insurance  

3.31 Property Insurance – Upon the direction of the Strata Council, to secure annual updates to 
the insurance appraisal for the Strata Plan and to renew insurance policies as they expire 
pursuant to the Act.  All insurance appraisal costs and premium costs shall be expenses of 
the Strata Corporation; 

3.32 E&O Insurance – Upon the direction of the Strata Council, to assist the Strata 
Corporation to place and maintain, at the expense of the Strata Corporation, Strata 
Council Errors & Omissions Insurance; 

3.33 Liability Insurance – To assist the Strata Corporation to place and maintain, at the 
expense of the Strata Corporation, Comprehensive General Liability Insurance having a 
minimum coverage in the amount of $2,000,000.00 or such greater amount as may be 
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directed by the Strata Council.  Such insurance policy shall list the Agent as additional 
insured and shall be applicable to any indemnification of the Agent by the Strata 
Corporation as required under this Agreement; 

3.34 Insurance Coverage – To assist the Strata Corporation to place and maintain adequate 
property, liability, equipment breakdown and other insurance required from time to time 
and have a qualified insurance agent review the insurance coverage of the Strata 
Corporation at least every year.  The Agent shall at the direction and cost of the Strata 
Corporation arrange for an insurance appraisal.  The Agent shall not be liable for any 
negligence of any such insurance agent or the insurance appraiser; 

3.35 Availability of Insurance – When assisting the Strata Corporation in obtaining the 
insurance described in Clauses 3.31 to 3.34, the Agent shall attempt to obtain such 
insurance on commercially reasonable terms.  The Agent shall have no liability to the 
Strata Corporation or the Owners if such insurance is not available at all or if it is not 
available on commercially reasonable terms and the Strata Council elects not to maintain 
any or all such insurance;  

3.36 Agent’s Insurance – The Agent shall maintain such insurance as is required by RESA; 

Maintenance and Services 

3.37 Contractors and Employees - To co-ordinate the work of contractors, suppliers or 
employees and whenever directed by the Strata Council or the Agent deems it advisable 
or necessary, the Agent shall hire or discharge contractors, suppliers or employees, and it 
is agreed and understood that all such employees and independent contractors shall be 
deemed to be employees and independent contractors of the Strata Corporation and not of 
the Agent, and paid by the Strata Corporation and not the Agent and that the Agent shall 
not be responsible for the acts, defaults or negligence of such employees or independent 
contractors if reasonable care has been exercised in their recommendation, appointment 
and retention; 

3.38 Contracts – To make and sign contracts in the name of the Strata Corporation to the 
extent the Agent’s policies permit it to sign such contracts, in respect to the common 
property and common assets, for electricity, gas, fuel, water, telephone, janitorial 
services, window cleaning, landscaping, garbage disposal, vermin extermination and 
other services or such of them as the Strata Council shall deem advisable, and to monitor 
and negotiate renewal or replacement of such contracts; 

3.39 Supplies  - Subject to the limits expressed by the Strata Council, to place orders for and 
purchase, in the name of the Strata Corporation, all such equipment, tools, appliances, 
materials and supplies as is necessary to equip properly and maintain the common 
property and common assets of the Strata Corporation;  
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3.40 Emergency Services – To use commercially reasonable efforts to maintain a 24-hour 
emergency contact service such that the Strata Council or Owners can contact the Agent 
with respect to matters affecting life or property damage, however the Strata Corporation 
acknowledges that such services may not be available in the event of a major regional 
emergency; 

3.41 Limitation on Expenditures - The Agent agrees to obtain the approval of the Strata 
Council of the Strata Corporation to all expenditures in accordance with the Act and the 
Bylaws, other than: (a) expenses contained in the approved annual budget; (b) recurring 
operating charges; or (c) emergency repairs in excess of the maximum amount 
established by the Bylaws, if such expenditures are necessary in the opinion of the Agent 
to protect the common property and common assets of the Strata Corporation from 
damage or to maintain common services to occupants of any one or more strata lots.  
Where all or a portion of the expenditure falls within the jurisdiction of a Section, the 
Agent will seek the approval of the executive of the relevant Section to such expenditure; 

Proceedings 

3.42 Legal Proceedings – To assist in resolution of disputes involving the Strata Corporation 
as directed by the Strata Council, by recourse to the appropriate authority, including legal 
proceedings, arbitration, mediation, small claims court, human rights tribunal, internal 
appeals and residential tenancy disputes;  

3.43 Legal Counsel – Any provision in this Agreement allowing the Agent to take legal action 
on behalf of the Strata Corporation shall mean, where appropriate or required, taking 
legal action through the Strata Corporation’s legal counsel; 

3.44 Owner’s Defaults - To sign and give notices to Owners of any defaults in any obligations 
of such Owners to repair or to maintain their strata lots or limited common property in a 
timely fashion; 

3.45 Compliance with Notices or Orders – To notify the Strata Council of any notices or 
orders of any competent public authority requiring repairs to be done in respect of the 
common property and common assets, or any part thereof, and to notify the Owners of 
individual strata lots that they must in a like manner comply with such notices or orders 
in regard to their own individual strata lots; 

3.46 Compliance with Laws - To take such action on behalf of the Strata Corporation as the 
Strata Council may direct, as may be necessary to comply promptly with any and all 
orders or requirements affecting the Strata Corporation made by any governmental body 
or agency having authority or orders of any Fire Marshall, or board of fire underwriters or 
similar body; 
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Other 

3.47 Sale of Strata Lots – To provide and sign documentation as required by the Act to 
facilitate the sale, financing or other dealings with any strata lot at the cost of the Owner 
or the proposed purchaser or lender.  The Agent shall be entitled to retain the fees and 
disbursements it charges such Owners, proposed purchasers, lenders, real estate licensees, 
lawyers or notaries; and 

3.48 Fees, Rebates or Discounts – Not to collect or charge any undisclosed fee, rebate or 
discount, and if any such fee, rebate or discount should be received by the Agent that fee, 
rebate or discount will be held in trust for and credited to the account of the Strata 
Corporation.   

Agent’s Authorization 

4. The Agent shall be deemed the Agent of the Strata Corporation and to enable the Agent 
to effectively perform its services under this Agreement the Strata Corporation hereby 
appoints the Agent as its agent to perform the services set out in Clause 3 hereof and to 
execute all documents and contracts for and on behalf of the Strata Corporation, as 
directed by the Strata Council, and to commence legal proceedings at the expense of the 
Strata Corporation as directed by the Strata Council and to perform all other duties 
provided for in this Agreement.   

Strata Corporation’s Agreement 

5. The Strata Corporation covenants and agrees: 

5.1 Indemnity - To save the Agent harmless from any and all claims, damages, costs and 
liability incurred in connection with the services provided to the Strata Corporation and, 
without limiting the generality of the foregoing, to indemnify and save the Agent 
harmless from all claims, damages, costs and liability whatsoever incurred by the Agent 
in performing its responsibilities hereunder and to protect the Agent against any and all 
such claims, damages, costs, and liability in the same manner and to the same extent as 
the Strata Corporation, unless such claim, damage, cost or liability is caused by the gross 
negligence or wilful misconduct of the Agent; 

5.2 Agent’s Fees - To pay to the Agent the following fees: 

(a) a fee in advance each and every month during the term of this Agreement, in the 
amount and on the day specified in item 7 of Schedule A; 
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(b) an additional fee in the amount specified in item 8 of Schedule A, for each 
additional Meeting over the number specified in Clause 3.19 and item 4 of 
Schedule A; 

(c) an additional hourly fee in the amount specified in item 9 of Schedule A, for each 
hour of attendance at any Meeting longer than the hours specified in Clause 3.19 
and item 5 of Schedule A; 

(d) an additional fee for appearing as a witness, or assisting with litigation support, 
special projects and/or major renovations, as determined by the size and nature of 
the special project and/or major renovations and as may be agreed between the 
Strata Corporation and the Agent or in the amount determined pursuant to 
Schedule B, if attached and initialled by both parties;  

(e) an additional fee in the amount specified in item 10 of Schedule A, per strata lot 
for each month of depositing and processing of special levies; 

(f) such additional fees as are provided for in Schedule B, or as may be agreed upon 
in writing from time to time; 

(g) together with any applicable HST payable on such fees or related disbursements; 

5.3 Payment of Agent’s Fees - The Strata Corporation hereby authorises the Agent to deduct 
the Agent’s Fees and disbursements from the strata fees, special levies, assessments, user 
fees and any other monies collected by the Agent pursuant to Clause 3; 

5.4 Shortfall - That if the bills, accounts or expenses paid by the Agent pursuant to Clause 3 
hereof in any calendar month exceed the strata fees and other monies collected in such 
month by the Agent or if the Strata Corporation does not otherwise have sufficient funds 
to pay such bills, accounts or expenses, to pay the Agent the amount of such excess 
promptly upon request, which may include transfer of funds from the Contingency 
Reserve Fund where permitted under the Act.  The Agent shall have no obligation to 
advance funds to the Strata Corporation for any purpose whatsoever; 

5.5 Costs - To pay promptly the Agent’s costs of printing, duplicating, mailing, postage, long 
distance telephone charges, courier or other service charges directly attributed to the 
Strata Corporation as per the attached item 5 of Schedule B attached hereto; 

5.6 Transfer Documentation - To direct and compensate the Agent in accordance with the 
Act for all transfer of title and ancillary documents for owners;  

5.7 Exclusivity - That the Strata Corporation, during the Term of this Agreement and for two 
(2) years after the termination hereof, will not engage or contract directly or indirectly 
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with any present or past employee of the Agent, to perform services the same as or 
similar to the services the employee performed for the Agent unless agreed to in writing 
by the Agent; 

5.8 Documentation – To provide the Agent with all documents and records available to the 
Strata Corporation, which may be reasonably required by the Agent to properly assist in 
connection with the services provided by the Agent to the Strata Corporation;  

5.9 Bylaws and Rules – To provide to the Agent a copy of the Bylaws and Rules of the Strata 
Corporation and to promptly notify the Agent of any amendments or additions thereto; 
and 

5.10 Existing Project – Where the Agent is assuming its role from a prior strata agent or from 
a self-managed building, the Agent shall not be responsible for errors, missing or 
inaccurate information in the records, information or materials of the prior agent or the 
self-managed building provided to the Agent, or for any consequential errors, missing or 
inaccurate information in the records or materials maintained by the Agent.  Nor is the 
Agent responsible for the past financial affairs of the Strata Corporation, including 
matters relating to the status of any employee or contractor of the Strata Corporation.  
The Agent will not, unless expressly directed by the Strata Corporation, conduct a 
detailed review of the records, information, materials or practices of the prior agent or 
self managed strata corporation, except as is necessary to fulfill its role going forward 
under this Agreement. 

No Set Off 

6. That the Strata Corporation shall not be entitled to set off against the Agent’s Fees or any 
other monies payable to the Agent under this Agreement, any uncollected strata fees, 
special levies or user fees or other monies owed the Strata Corporation. 

Agent to Receive Instructions from Strata Council 

7. The Strata Corporation hereby authorizes its Strata Council to deal with the Agent.  It is 
agreed and understood that the Agent at all times shall be entitled to rely on and to act 
upon the instructions or directions received from the Strata Council, and where 
appropriate or circumstances require, the President or other members of the Strata 
Council.  Without limiting the generality of the foregoing, the Agent may from time to 
time request instructions or directions in writing signed on behalf of the Strata 
Corporation by at least two members of the Strata Council, or a formal resolution of the 
Strata Council after a properly convened meeting of the Strata Council.  The foregoing 
shall constitute the full and sufficient authority for the Agent to act in accordance with 
such instruction or directions.  The Strata Council agrees to provide timely response to 
requests from the Agent for directions, instructions and information. 
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Financial Statements 

8. That the Strata Council agrees to review each statement of receipts and disbursements 
referred to in Clause 3.9, and within thirty (30) days from the date of provision of such 
statements to the Strata Council, to notify the Agent, in writing, of any alleged mistake or 
error on the part of the Agent in paying any bill, account or expense on behalf of the 
Strata Corporation.  If the Agent receives no such notification within thirty (30) days of 
provision of such statements to the Strata Council, the statement shall be deemed to be 
conclusive and binding and the Agent shall be free from any and all claims in respect of 
such statement. 

Assignment by Agent 

9. The Agent may assign all of its interest in this Agreement and its rights hereunder to any 
other strata property brokerage, provided such assignee is a licensed strata property agent 
and covenants with the Strata Corporation to observe and perform the obligations of the 
Agent hereunder. 

No Waiver 

10. If a party to this Agreement breaches or defaults in its performance under this Agreement 
and the other party, expressly or implied, waives such default that waiver shall not be 
deemed or construed to be a waiver to any future breach or default in the performance of 
such defaulting party’s obligations under this Agreement. 

Severance 

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

Successors and Assigns 

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

Amendments in Writing 

13. Any amendment to this Agreement shall be effective only if it is in writing and is duly 
signed by the parties. 
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Duration and Termination 

14. This Agreement shall commence and become effective on the date set forth in item 1 of 
Schedule A, and shall continue for annual terms until terminated in accordance with this 
Clause.  This Agreement shall terminate upon the occurrence of any of the following 
events: 

(a) Two months after receipt by the Agent of a notice of a resolution passed by a ¾ 
vote approved by the Owners, terminating this Agreement; 

(b) Two months after receipt by the Strata Corporation of a notice from the Agent, 
terminating this Agreement; 

(c) Immediately, through the bankruptcy of the Agent; or 

(d) Immediately, through the insolvency or fraud of the Agent. 

After Termination 

15. Upon the termination of this Agreement, all obligations of the Agent shall cease except as 
otherwise expressly provided in RESA, and the Strata Corporation shall pay to the Agent 
any monies due to it under this Agreement and the Agent shall pay to the Strata 
Corporation all monies held by it in trust for the Strata Corporation.  Further, the Agent 
shall transfer all records maintained for the Strata Corporation to the Strata Corporation 
or its agent as may be directed by the Strata Council, upon payment of any outstanding 
fees to the Agent or as required by RESA.  The Agent shall be entitled to retain the 
original financial records for such period as is required for the Agent to comply with 
RESA, but the Agent shall provide the Strata Corporation with copies of the financial 
records, at the Strata Corporation’s expense as provided in Schedule B. 

Holdback 

16. Upon termination of this Agreement, the Strata Corporation shall continue to be 
responsible for the payment of any and all bills, accounts, and expenses incurred by the 
Agent within the authority of this Agreement to be paid by the Agent after such 
termination.  The Agent shall be entitled to retain, for thirty (30) days after the date of 
such termination, a holdback of the monies (the “Holdback”) to pay such bills, accounts 
and expenses or any of them.  If a Holdback is not retained by the Agent or is 
insufficient, the Strata Corporation agrees to reimburse the Agent promptly upon demand 
for any and all such bills, accounts and expenses paid by the Agent after the termination 
of this Agreement. 
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No Partnership 

17. The relationship of the Agent to the Strata Corporation shall be that of agent and 
principal and this Agreement shall not under any circumstances make the Agent or any of 
its employees, officers or authorized representatives, to be the legal representative, 
partner or employee of the Strata Corporation.  

Personal Information 

18. The Strata Corporation hereby consents to the collection, use and disclosure by the Agent 
of information about the Strata Corporation and personal information about the Owners, 
for all purposes consistent with the matters contemplated herein. 

Disclosure of Conflicts 

19. If at any time, the Agent determines it is in a conflict of interest with the Strata 
Corporation, the Agent shall give written notice of such conflict to Strata Council as soon 
as reasonably possible.  The Strata Corporation hereby acknowledges and consents to the 
Agent acting for other strata corporations, sections and owners within such strata 
corporations. 

Disclosure of Payments 

20. If at any time, the Agent anticipates receiving or receives, directly or indirectly, any form 
of payment or other compensation from an Owner or someone other than the Strata 
Corporation as a result of recommending an insurance broker, or any other person 
providing other products or services, the Agent shall disclose the details thereof to the 
Strata Corporation in writing, including the source of such payments, the amount or 
likely amount of the payment and all other relevant facts relating to such provision of real 
estate services. 

Charges for Documents 

21. The Agent, without further specific disclosure to the Strata Corporation, shall be entitled 
to charge and retain fees (which fees may include a disbursement component) for the 
following  

(a) the provision of Form B (and all attachments) and Form F and other statutory 
form as required by the Strata Property Act;  

(b) the provision of copies of minutes, Bylaws, Rules, strata plans, engineering 
reports, financial statements and similar documents of the Strata Corporation 
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when requested by Owners (other than the original distribution of same) or any 
other person authorized to receive such documents; 

and any and all priority fees charged for the priority provision of such documents in 
accordance with the fees specified in the attached Schedules. 

Sections, the Strata Corporation and Owners 

22. The Strata Corporation hereby consents to the Agent acting as agent for the Strata 
Corporation and any or all of the Sections of the Strata Corporation.  The Strata 
Corporation hereby consents to the Agent providing property rental services or trading 
services to individual Owners.  The Agent shall enter into separate agency agreements 
with each Section for which it is to provide strata management services or financial 
management services, and separate service agreements with each individual Owner, and 
will advise the Strata Corporation in writing when it commences acting for such Sections 
or any individual Owner. 

Primary Client and Secondary Client 

23. The Agent hereby declares that the Agent’s “primary client” is as specified in item 7 of 
Schedule B (the “Primary Client”) and the “secondary client” is as specified in item 7 of 
Schedule B (the “Secondary Client” or “Secondary Clients”).  In the event of a conflict, 
the Agent will provide the full services it has contracted to provide to the Primary Client 
and the Agent shall provide limited representation to the Secondary Client or Secondary 
Clients.  

Conflict with Sections 

24. The Strata Corporation acknowledges that potential conflicts may arise between a Section 
and the Strata Corporation or between Sections.  In that case, the Agent will notify the 
Strata Corporation and all affected Sections of the conflict.  The Agent may (a) continue 
to act for the Agent’s Primary Client and cease to act for the Secondary Client; (b) 
withdraw from the matter in a manner consistent with the applicable Rules, RESA or 
other professional rules; or (c) to obtain the informed consent of the Strata Corporation 
and any Section involved, to proceed in assisting the parties.  If the Agent withdraws 
from the matter, the Agent will help the Strata Corporation and the applicable Section(s) 
retain other advisors and will make a smooth transfer of appropriate file materials and 
information. 

Conflict with Owners 

25. If the Agent is providing property rental services or trading services to individual 
Owners, there may be conflicts as between such Owners, the Strata Corporation and the 
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Sections.  If the Strata Corporation or a Section is declared to be the Agent’s Primary 
Client, the Agent will provide full representation to the Primary Client and the Agent 
shall provide limited representation to the Owners.   As such, the Agent will not be able 
to: 

(a) act in the Owner’s best interests, if those interests conflict with the interests of a 
Primary Client;  

(b) act in accordance with the Owner’s instructions, if acting in accordance with 
those instructions would lead the Agent to breach any of the Agent’s obligations 
to a Primary Client; 

(c) maintain the confidentiality of information about the owner; or 

(d) disclose to the Owner any confidential information about the Primary Client. 

Sections and Expenses  

26. The Agent will work with the Strata Corporation and the Sections to appropriately 
allocate costs and expenses as between the Strata Corporation and the Sections in 
accordance with the Act, the Bylaws and any policies of the Strata Corporation and the 
Sections.  Where possible the Agent shall obtain the agreement of the Strata Corporation 
and the Sections as to a policy for allocating routine expenditures and shall allocate such 
expenditures in a manner consistent with such policy.  Where practical the Agent shall 
obtain the agreement of the Strata Corporation and the Sections as to the allocation of 
unusual expenditures before the expenditure is authorized or made.  Where the Strata 
Corporation and the Sections cannot agree as the allocation of an expenditure, the 
expenditure shall be allocated in accordance with the previously adopted practices or 
policies or if no such practice or policy is applicable, the expenditure shall be allocated to 
the Strata Corporation, pending the resolution by the Strata Corporation and the Sections 
as to how the expense shall be allocated. 

Sections Accounts  

27. The Agent will establish separate accounts for any Section that it is acting for, in addition 
to any account it maintains for the Strata Corporation as required by RESA and the Act.  
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Annual Review Fee 

28. Annually, the parties shall review the fees and other charges payable under this 
Agreement.  Any such change in fees or charges, shall be agreed to between the parties 
and shall be evidenced in writing which may include a formal fee amendment agreement 
or a letter from the Agent to the Strata Corporation setting out such agreed changes in the 
fees and charges signed by the Agent and two members of the Strata Council. 

 
EXECUTED ON BEHALF OF  
Ridge at Pemberton 
by its authorized signatories: 
 

) 
) 
) 
) 

 

 
Authorized Signatory 
 
 
Authorized Signatory 

) 
) 
) 
) 
) 

 

 
EXECUTED ON BEHALF OF  
WRM strata management & 
real estate services ltd. 
by its authorized signatories: 
 

) 
) 
) 
) 

 

 
Authorized Signatory 
 
 
Authorized Signatory 

) 
) 
) 
) 
) 
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SCHEDULE A 

1. Clause 2 Commencement Date: 01/01/17 (subject to change) 

2. Clause 3.12 Fee for providing payroll services: $ incl. 

3. Clause 3.14 and 3.15 The Agent shall maintain the following trust accounts on 
behalf of the Strata Corporation (check if applicable): 

 Operating fund trust account 

 Contingency reserve trust account 

 Special levy trust account 

  Other:   

4. Clause 3.19 Maximum Number of Meetings: 4 – plus 1 General meeting 

5. Clause 3.19 Maximum Hours per Meeting:  2 

6. Clause 3.22                       Hourly fee for supervision of inspection of records: $ 95.00 + 
tax     

7. Clause 5.2(a) Monthly Agents’ Fee: $396.83 excl. taxes payable on the 1st 
day of each month. 

8. Clause 5.2(b) An additional fee for each Meeting over the maximum number:  
$350.00 + tax. 

9. Clause 5.2(c) Hourly rate for attendance at each Meeting over specified 
number of hours: $95.00 + tax. 
(plus taxes) 

10. Clause 5.2(e)  An additional fee of $3.00 + tax per strata lot for each month of 
depositing and processing of special levies: with a minimum 
fee of $100.00 + tax. 
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SCHEDULE B 

Special Terms and Amendments 

 

1. Clause 3.16 Annual fee for the statutory review of books: included  

2. Clause 3.30    Fee for administration of liened receivables: $125.00 flat fee + taxes, plus 
applicable Land Titles fees; Foreclosure Fee: $300.00 flat fee plus taxes; 
$20 administration fee for returned payments. Fees are levied against 
delinquent strata lot. 

3. Clause 5.2(d)  Additional fees: 

Litigation Support (Clause 3.42): $95.00 + tax per hour 

Supervising Independent Audits: $95.00 + tax per hour 

Support staff to attend at meetings if required $55.00 + tax per hour 

Administration staff: $55.00 + tax per hour 

Special Projects: $95.00 + tax per hour or as otherwise agreed upon 

Managing Broker or Partner: $115.00 + tax per hour 

Major Renovations: It is acknowledged that major building projects do not 
fall within the bounds of the standard agreement.  Major project terms will 
be negotiated with the Strata Corporation on either a flat fee, percentage or 
hourly basis. These include but are not limited to: 

a) Common area upgrades or renovations 

b) Deck replacements or refurbishments 

c) Plumbing or mechanical equipment retrofits 

d) Property damage over $25,000.00 not insured or under strata deductible 

e) Building envelope projects – roofs, skylight, window, siding 

f) Major structural repairs or replacement 

g) Security upgrades 
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h) Grow operation or drug lab clean ups 

i) Driveway or walkway replacements 

j) Non-annual painting programs 

Other: Agency Fee $95.00 per hour; administration – support staff fee 
$55.00 + tax per hour. 

Maintenance: WRM Strata Management & Real Estate Services 
Ltd. is able to provide the services of maintenance staff to assist on 
property maintenance issues or small projects.  Services include 
painting, minor drywall, electrical, plumbing repairs, etc. 
Maintenance staff are charged at $48.00 per hour + taxes. 

Property Sweeps: WRM Strata Management & Real Estate 
Services Ltd. is able to provide maintenance staff that walk 
through the property on a pre arranged scheduled basis, items of 
service can be negotiated but normally would include, common 
area clean up, light checks, removal of excess recycling or 
garbage, etc. Sweep staff are charged at a rate of $36.00 per hour + 
taxes. 

24-hour emergency service: Emergency service outside of regular 
business hours is provided by an emergency paging system.  A flat 
fee of $10.00 + tax per month applies for the paging system.  The 
on duty property agent will respond and determine the best course 
of action – attend on site and or arrange for an appropriate 
response by an outside contractor.   

The call out rates for all after hours emergency calls are as 
follows:  $75.00 + tax an hour for calls from 5:00 PM until 
10:00 PM, $95.00 + tax  an hour at a 1 hr minimum for calls 
from 10:00 PM until 9:00 AM.   

4. Clause 5.2(f)  Additional fees

 

1. Meetings outside of the Sea to Sky Corridor: will be charged out at 
a rate of $300.00 + tax per meeting plus applicable taxes. A living 
out allowance for accommodation and meals of $150.00 + tax  will 
be charged for meetings that terminate after 10:00 PM. –  
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2. Arbitration/Mediation/Court attendance (including Civil
Resolution Tribunal disputes): Attendance in court or other quasi-
judicial hearings shall be charged at $95.00 + tax  per hour or part
thereof, plus applicable travel costs.

3. WRM has a registered web site wrm.bc.ca which has access to all
of our managed properties.  Each strata site is secured with a
password and will allow strata owners to review the corporation’s
past and current minutes as well as the bylaws and other
Corporation information.  A notice board is also available to post
any upcoming events like window and chimney cleaning dates.
The web site is an excellent way to communicate with owners and
the cost for hosting the site is included in the agency fee. Please
inform your strata agent if you are interested in subscribing to this
service. The annual cost for hosting the web-page service is
$240.00 + taxes.

4. Fees associated directly with a strata lot, will be charged back to
the strata lot owner, on an hourly basis.

5. Clause 5.5  Printing/emailing costs: $0.25 + tax per page ($0.50 for colour)

Mailing Costs: at cost. 

Long Distance Telephone Charges: at Shaw business rates  

Courier Costs: at cost + $15 + tax administration fee 

Outgoing faxes: $2.50 + tax flat fee per fax 

Storage Charges: $2.00 + tax per box per month 

Conference Calls: $25 + tax plus carrier cost 

Other Service Charges:  

6. Clause 15 Cost of photocopying/scanning:  $0.25 + tax per page; $0.50 for colour 

7. Clause 23 Primary Client:  

Secondary Client: 

Secondary Client:  
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Special Terms continued: 

8. Special Terms:  Financial statements will be prepared monthly, or as requested by the
strata council.

9. A)In order to ensure that WRM is in full compliance with the Real Estate Council 
requirements regarding disclosing fees charged by the strata agents and benefits received, 
we wish to clarify that should WRM purchase materials for the strata corporation with its 
corporate credit card, any benefits from the credit card provider will be retained by 
WRM. 

B) WRM receives payment from lawyers, notaries, or real estate agents per the Strata
Property Act for the following services:

Form B - $35 
Form F - $15 
Rush Fees - dependent on service time required 

C) WRM fee for CRA Tax Filing Fees (preparation of documents & separate from any
accountant fees):

Providing documents to external accountants - $45/hour (estimated 3-4 hours; 1 hr. min.) 
If BDO is utilized - T2 document preparation - $150 plus tax 
If BDO is utilized - Voluntary Disclosure preparation - $350 plus tax 
If BDO is utilized - annual filings - $150 plus tax per year 

Amendments: 
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